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ABSTRACT
Shantytowns, low income housing areas of the poor, are an
integral part of the urban structure in developing countries and
can be classified on the basis of developmental stages.

These

stages are identified, analyzed, and explained by examination of
selected features of shantytown landscapes.

Among the shantytowns

of Kingston, Jamaica, five stages of development are recognized:
initial, transitory, intermediate, permanent, and assimilated.
From a population of 29 shantytowns, ten were mapped using
field observation, 3urvey maps, and aerial photographs.

A total of

776 interviews were conducted in the ten study settlements, in which
at least half of the adult residents living along randomly chosen
streets and paths in the shantytown were asked core questions.

Each

settlement's history and living conditions were analyzed using eight
indices - relative location, land use, tenure, population
characteristics, housing, public services, commercial activities, and
vegetative patterns - to monitor change in the shantytown landscape.
Breaks or discontinuities in index change suggest stage limits.
Shantytowns develop at the periphery of the city on vacant
land that is most frequently publicly owned.

The government shows

greater tolerance of squatting than do private owners who generally
discourage shantytown development.

ix

Unlike the peripheral location

of the initial stage, the transitory settlements lie entirely within
the built-up city.

Removal activities are rarely invoked against

initial and transitory settlements despite their small area and
population, however, redevelopment is a serious threat in the later
stages.

The presence of owner-occupiers in the intermediate stage

introduces stability and permanence to the settlements.

This

permanence and stability are reflected in durable, high quality
housing erected by the owners and tenants.

Implicit recognition by

urban authorities results in widespread availability of water and
electrical service.

The trend of increasing lot ownership of the

first three stages reverses in the permanent stage where title
acquisition is limited to a select few.

Public services expand only

slightly in contrast to the sharp population increase.

Assimilated

shantytowns mark a regression rather than a progression in tenure
security, housing, and public services.
No single index best identifies each stage, rather a combination
of indices serves to distinguish stage limits.

Differentiation

between initial and transitory shantytowns is sharpest by using land
use, public services, and population density.

The most abrupt

variations between transitory and intermediate shantytowns are found
among land use, relative location, tenure, housing quality, and
public services.

Stage recognition is easiest between these two

stages as a result of the many discontinuities.

Permanent shanty

towns are best distinguished from intermediate settlements through

the indices of relative location, housing, public services, and
population density.
The shantytown progression identified in this study has
implications for cross-cultural comparison and as a basis for
further investigation.

The selected indices are culture-specific

and could be used for analysis of shantytowns other than these in
Jamaica and the Caribbean.

Since the potential for improvement in

living conditions is not uniform in all stages it is important to
recognize the stages of shantytown development so that judicious
direction of shantytown growth and integration into the urban area
can ensure full realization of the shantytown's functions of shelter,
security, and economic opportunity.

xi

CHAPTER I
INTRODUCTION
Siantytowns are uniquely a Third World phenomena, an integral
part of the urban structure in these developing countries.

The

obvious poverty in shantytowns generates exclamations of moral
dismay, cries for improvement, or petitions for their removal. What
is so obvious as to be almost forgotten is that shantytowns are
housing the poor who have nowhere else to go and, because the houses
are constructed without public assistance, shantytowns free meager
public resources for other uses.

Of interest beyond this social

concern is the landscape mosaic created by internal variation of land
use, population distribution, housing, tenure conditions, public
services, commercial activities, and vegetative patterns.

The

resulting landscape pattern in shantytowns is, in fact, a part of
their evolution and is clearly distinguishable in what have been cited
as stages of that development.

The author supports the thesis that

shantytowns can be classified on the basis of developmental stages,
but a useful classification, indicating visually significant

^John F. C. Turner, "Uncontrolled Urban Settlements: Problems
and Policies," in The City in Newly Developing Countries: Readings
on Urbanism and Urbanisation, ed. by Gerald Breese (Englewood Cliffs:
Prentice-Hall, 1969), pp. 507-34. L. Alan Eyre, "The Shantytowns of
Montego Bay, Jamaica," Geographical Review, LXII (July, 1972), 401-02.
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developmental and processional categories, has generally been lacking
in the literature on shantytowns.

This study therefore proposes to

identify, analyze, and explain shantytown developmental stages,
principally by keying upon selected landscape indices whereby stage
recognition is made possible and the development process elucidated.
Shantytowns are defined as urban settlements that begin on
vacant land which is most frequently found on the periphery of the
city.

The settlements are located on land not formally subdivided for

housing and consist primarily of poor quality residential units
lacking adequate public services.

During early stages of shantytown

development, inhabitants rarely own the land they occupy and, until
later, have little chance of obtaining title to the land.

Called by

such terms as squatter settlements, barrios marginales, favelaa,
bidonvilles» and gecekundos, shantytowns possess similar features
and are considered a single phenomena.
Since the Second World War the shantytown has become an
increasingly visible phenomenon in the urban morphology of developing
countries.

Recognition and exposition of this phenomenon has been

limited to a few scholarly studies that have drawn attention to the
shantytown's importance and distribution in the Third World.

^Charles Abrams, Man's Struggle for Shelter in an Urbanizing
World. (Cambridge: MIT Press, 1964). Glenn H. Beyer, The Urban
Explosion in Latin America: A Continent in Process of Modernization
(Ithaca: Cornell University Press, 1967). William Mangin, "Latin
American Squatter Settlements: A Problem and a Solution," Latin
American Research Review, II (Summer, 1967), 65-98. Turner,
"Uncontrolled Urban Settlements," pp. 507-34.
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Shantytowns contain an important proportion of the urban population in
developing countries.

Between 25 and 50 percent of the population in

the urban centers of Venezuela, Peru, and Chile lived in shantytowns
in I960.

Similarly high proportions are suggested for Southeast

Asian cities including Kuala Lumpur (38 percent), Djarkarta (27 per
cent), and Manila (30 percent).^ Less definitive data are available
for Africa but two brief articles suggest similar conditions in
Blantrye, Malawi, and Nairobi, Kenya.-* Despite the worldwide
distribution of shantytowns, few scholars have sought explanation and
clarification of the development of shantytowns.
Shantytowns, with their wide internal variation, have been
classified by several scholars using various criteria as a basis for
typology.

Stokes bases his two-fold classification on the

psychological attitude of the inhabitants.^ Casasco, Portes, and

O

Abrams, Man’s Struggle, p. 13.
^Richard P. Poethig, "The Squatters of Southeast Asia," Ekistlcs,
XXXI (February, 1971), 121-26.
^T. Ghana and H. Morrison, "Housing Systems in the Lew Income
Sector of Nairobi, Kenya," Ekistics, XXXVI (September, 1970), 214-22.
H. C. Norwood, "Ndirande: A Squatter Colony in Malawi," Town
Planning Review, XLIII (April, 1972), 135-50.
^Carl J. Stokes, "A Theory of Slums," Land Economics, XXVIII
(August, 1962), 190-91. Stokes defines slums as settlements of
spontaneous origin, with no plan, and consisting of buildings of
generally poor outward appearance.
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Allensworth have successfully employed Stokes' classification in
Buenos Aires, Santiago, and Panama City.^
Rosenbluth suggests an expanded typology and differentiates
shantytowns primarily by their location within the city.

Initially he

identified 15 types in Santiago, but later he grouped these into
three broad categories:

inner city, formerly peripheral, and
Q
peripheral suburban settlement.
This typology simplifies the shanty
town phenomenon, yet recognizes the great variation among shantytowns.
Frieden and Brown both utilize this system to describe Mexico City's
shantytowns.^

In Peru, Lima’s several shantytowns have been divided

Juan A. Casasco, "The Social Function of the Slum in Latin
America: Some Positive Aspects," EMatics, XXVIII (September, 1968),
169. Alejandro Portes, "The Urban Slum in Chile: Types and
Correlates," Land Economics, XLVII, (August, 1971), 236. John Michael
Allensworth, "Spatial Characteristics of Squatter Settlements in
Panama City, Panama" (unpublished Masters thesis, Kent State
University, 1971), p. 51.
®L. Guillermo Rosenbluth, Problems Socio-Economlcos de la
Marginalidad y la Integraeion Urbana, (Santiago, Chile: El Caso de
las Poblaciones Gallampas en el Gran Santiago, 1963) as cited in
Richard M. Morse, "Urbanization in Latin America," Latin American
Research Review, I (Fall, 1965), 52-53. The original citation was
not available to the author for examination.
9
Bernard Frieden, "The Search For Housing Policy in Mexico,"
Town Planning Review, XXXVI (July, 1965), 77-78. Jane Cowan Brown,
Patterns of Intra-Urban Settlement in Mexico City: An Examination of
the Turner Theory. Dissertation Series, No. 40 (Ithaca: Latin
American Studies Program, Cornell University, 1972), p. 6.
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Into seven urban types based on a combination of criteria including
location, density, and level of improvement.

In devising their

classification systems few of the researchers focused on the process
of shantytown development and on the internal changes which occur
over time.
Two shantytown studies directing attention to the development of
stages and to temporal change are Turner’s and Eyre’s.

Turner

determines shantytown stages using tenure security: as inhabitants
feel more secure they initiate improvements that alter the shantytown
morphology.^ He recognizes five stages ranging from itinerant to
legal occupancy, each associated with increasing permanency and
degree of improvement.

Despite his collection of data from over

50 cities, Turner's typology has rarely been applied in shantytown
literature.
L. Alan Eyre recognizes four stages of shantytown development
in Montego Bay using changes in tenure security to differentiate
among the stages. 12 One advantage of his division lies in the
expanded description and clarification of developmental stages which
are linked with spatial organization and selected socio-economic
factors; his model provides a basis for cross-cultural comparison.

■^Carlos Delgado, "Three Proposals Regarding Accelerated
Urbanization Problems in Metropolitan Areas," in Latin American Ufban
Policies and the Social Sciences, ed. by John Miller and Ralph A.
Gakenheimer (Beverly Hills: Sage, 1971), pp. 280-81.
^^Turner, "Uncontrolled Urban Settlements," p. 514.
^Eyre, "Shantytowns," 401-02.
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Study Area
The selection of Kingston, Jamaica as the site for the present
study was based on several considerations.

Shantytowns emerge as a

result of the interaction of an underdeveloped economy, rapid
population increase, accelerating urbanization, and growing pressure
upon major urban areas for living space and housing.

All of these

factors exist in Jamaica's major city, Kingston.
Jamaican economy is sounder than that of many Caribbean nations,
but some still rate it as underdeveloped.^ Heavy dependence upon
raw material exports including bauxite, sugar, and bananas keeps
Jamaica closely tied to the Western industrialized nations which are
major consumers and which strongly influence the world market price of
these commodities.

The industrial base remains relatively narrow

and centered on medium and light industries that are concentrated in
Kingston.

National per capita income in 1972 was reported as $564,

but this gross figure tells us nothing about income inequalities.^
Broad differences between rich and poor exist, and unfortunately they
appear to be widening and creating strains upon the resources of the
country.
As in much of the Third World rapid population increase has
occurred in Jamaica since the early 1940s.

Declining death rates

■*-%aul A. Samuelson, Economics (8th ed., New York: McGraw Hill,
1970), p. 742.
^Jamaica, National Planning Agency, Economic Survey Jamaica,
1972 (Kingston; National Planning Agency, 1972), p. 134.
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coupled with continued high birth rates have produced a high rate of
natural increase.

Since 1960 a sharp reduction in emigration has led

to greater population pressure and crowding in urban areas.

Jamaica's

rate of population increase between 1960 and 1970 was 1.5 percent
per annum. 15
The problems confronting Jamaica are magnified and Intensified
in Kingston, the primate city and location of the major political,
industrial* and commercial activities.

Since 1943 the percentage of

the total population residing in Kingston has increased from 18 percent
to 27 percent in 1970.

Contributing heavily to the accelerating

urbanization in Kingston is rural-urban migration, which has rapidly
increased since 1940.

During the 1960-1970 decade, population

growth in Kingston averaged three percent per annum.^

Shantytown

growth has accompanied this population increase, and it is
estimated that more than 25 percent of Kingston's population lives
in shantytowns.^ Shantytown development shows no sign of abating,
and shantytowns can be expected to remain for some time as strong,
visible components of the urban landscape.
Population growth in Kingston has caused severe crowding in
many parts of the city.

Land for housing is in short supply for all

^Jamaica, Department of Statistics, Commonwealth Caribbean
Population Census, 1970 Preliminary Report, Jamaica (Kingston:
Department of Statistics, 1970), p. 10.
16Ibid, p. 14.
■^Personal communication, Miss Ann Norton, Department of Geology
and Geography, University of the West Indies, Mona, Jamaica. Personal
estimate of Miss Norton.

8

socioeconomic groups but specifically for the more numerous lower
class which continues to crowd into already densely populated areas
of the city.

Demands for housing space have precipitated migration

to the surrounding foothills.
The study site offers other advantages for analysis of shanty
towns.

Though part of the Caribbean culture area, Jamaican culture

exhibits a strong British influence different and quite apart from
the Iberian, French, Dutch, and even American influences of portions
of the Caribbean and mainland Latin America (Figure 1).

Thus,

Kingston with its British legacy provides opportunity for comparison
with shantytown developments b o m from other legal, social, and
economic traditions.
Procedures
The author followed a seven-step procedure in analyzing
Kingston's shantytowns:

(1) selection of key indices of landscape

change in the stage development of shantytowns, (2) construction
of an operational classification of shantytown stages, (3) selection
of study shantytowns, (4) mapping of the selected shantytowns,
(5) interviewing of shantytown residents, (6) analysis and evaluation
of the collected data, and (7) formulation of conclusions and an
operational typology of stage development.
Selection of indices
Eight Indices - relative location, land use, tenure, population
characteristics, housing, availability of public services, commercial

9
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activities, and vegetative patterns - are used for their usefulness in
recognizing a shantytown's stage of development.
tinuities in index change suggest stage limits.

Breaks or discon
All of the indices

change significantly in shantytown development, but differences
between stages are not uniform since change may be rapid for some
indices and quite slow in others.

No single index by itself can

identify any individual stage; rather, a composite of several indices
is required for clear identification of the shantytown's development.
Relative location. Shantytowns undergo a predictable shift in
relative location during their development.

Beginning shantytowns

can be expected to appear most commonly at or near the periphery of
the city since this is where the most vacant land is available.
Shantytowns in the later stages of development can be expected to
be located closer to the city's center.
Land use. The author recognizes five categories of land use
in shantytowns:
idle.

residential, commercial, public, agricultural, and

As the shantytown ages the proportionate importance of these

uses changes.
Tenure. Tenure refers to the occupation of land regardless of
the legal status of the occupant.

Tenure security is the state of

safety from removal from a given piece of land; shantytown residents

^•®Morse, "Urbanization,'1
1 46-47. Mangin, "Latin American," 65,
68, 69. Turner, "Uncontrolled Urban Settlements," p. 507. Personal
observation in Monterrey, Mexico, and Puntarenas, Costa Rica.
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possess tenure security both collectively and singly.

A tenant is an

individual who pays for his occupation of the land and/or a structure.
Lessees and renters are two types of tenants found in shantytowns;
lessees pay only for a piece of land on which they construct a house.
Renters pay for housing that is constructed and maintained by the
landlord.

Squatters are persons who occupy land to which they don’t

have title or promise of title, and who. continue to occupy the land
until they are removed or establish ownership. Figure 2 illustrates
a hierarchy of tenure applicable in Kingston, and possibly in other
Third World shantytowns.

The qualitative statements "low" and "high"

security refer to the nature of ownership, tenancy, or lack thereof.
Population characteristics. The population characteristics of
density, dispersion patterns, and causes of growth are among the
population characteristics which permit recognition of shantytown
stages.

Population growth in shantytowns is due to both in-migration

and natural increase, but the importance of each varies with the
shantytown's maturity.
Housing. This index includes construction materials, size of
dwelling, and number of improvements.

The author ranks construction

materials using durability and availability.
Availability of public services. Water and electricity are
considered primary services; secondary services include garbage
collection, public transportation, police protection, sewage disposal
systems, medical facilities, and educational facilities.

12

FIGURE 2

,y High

a.
b.

2. Private owner common law title

a. Title not registered
b. Land has been surveyed and
diagrammed
c. Tax and sale receipts are
insufficient evidence for
title registration

3. Private owner default "squatters rights"

a. No documents possessed by owner
b. Implicit recognition as owner
granted by authorities through
taxes
c. Legal precedents for "squatters
rights"

4. Lessee from
government

a. Written agreement generally
determines tenure period
b. Government policy of leasing
determines security

5. Renter from
government

a. Verbal agreement only, between
government and renter
b. Government policy determines
security

6. Lessee from
private owner

a. Written agreement with owner
on tenure period
b. Owner-lessee relationship
determines security

7. Renter from
private owner

a. Verbal agreement with owner
on tenure period
b. Owner-renter relationship
determines security

Tenure Security —

1. Private owner registered title

■

SHANTYTOWN TENURE HIERARCHY

Title registered at title office
Land has been surveyed and
diagrammed
c. Taxes are paid on land
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FIGURE 2.

Continued

8. Lessee or renter
from another lessee

Tenant-tenant relationship determines
tenure period and security

9.

Squatter

Possesses no rights as owner or
tenant

Lessee or renter
from squatter

Squatter-tenant relationship
determines security

Commercial activities.

For clarity, the author classifies

commercial activities as either small scale or large scale.

Small

scale commercial activities are locally owned and operated, have
only a limited stock of merchandise, offer minimal services, and are
expediently located - for example, in a makeshift stand or the front
room of a house.

Large scale businesses are usually owned and

operated by persons from outside the shantytown, provide a wide
variety of products and services, and are housed in durable,
permanent structures designed specifically for retail activities.
Vegetative patterns. Vegetation in shantytowns falls into
either of two groups:
growth.

preshantytown cover or culturally induced

The latter category includes subsistence agriculture and

ornamental vegetation.
The author intends to qualitatively analyze the eight indices
outlined above without attempting to quantify them precisely.

In

other words, this study is a descriptive account of changes among
selected indices of the stages of shantytown development without
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statistical analysis.

While initially conceived to be an integral

part of this study, rigid sampling techniques and quantitative
analysis of relevant data involved too many difficulties, mostly In
terms of data acquisition and time limits, to be incorporated in
this analysis.
Stages of development
The author proposes an operational typology of the development of
shantytowns consisting of five stages:
mediate, permanent, and assimilated.

initial, transitory, inter

The typology is based upon a

survey of previous typologies cited in the existing literature, and
upon a limited personal knowledge of shantytowns in Monterrey,
Mexico and Puntarenas, Costa Rica.

No specific length of time can

be associated with successive shantytown stages; furthermore, a
stage need not progress completely but can be truncated at any point.
Selection of study shantytowns
After careful consideration, the author selected a sample of
ten of Kingston's 29 shantytowns (Figure 3).

These ten were chosen

for their representativeness of a stage of development.

At least

one and as many as three shantytowns were chosen from each of the
first four stages.

The author selected three study settlements for

each of the first three stages.

For reasons cited below only one

fourth stage shantytown, Tower Hill, could be studied and no fifth
stage settlements were examined in detail.

Although size is related

to stage of development, the author attempted to choose a large,
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5

Duhaney
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TRANSITORY
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Riverton C ity

22
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7
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23
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9
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mediums and small settlement for each stage.

Generally, the shanty

towns with larger areal extent are the older, more established
settlements.

The ten study shantytowns range in size from 4.75 acres

to 450 acres.
Accessibility to the author was the second criterion considered
in settlement selection.

All shantytowns in the first three stages

of development were available for study, however, features of the
fourth and fifth stages limited study in them.

In Delacree Pen and

Payne Avenue, both permanent stage shantytowns, and in all the
assimilated stage settlements, resident distrust of outsiders and
social upheavals prohibited personal fieldwork.

In spite of these

problems the shantytowns selected for study are judged to be a
representative sample of the shantytowns in the Kingston metropolitan
area.
Interviews of residents
After the author selected the settlements for study, he began
intensive field investigation of these areas. Shantytown boundaries
and the various land uses were noted and mapped, supported by data
from the excellent 1959 Survey Department maps. 19 Changes in land use,
housing, and population density as evidenced by these field maps serve
as a basis for many of the conclusions reached by this study.

The

author reconstructed the development of the shantytown vising maps and

Kingston city maps, 1:2,500 (Kingston: Survey Department,
1958-59). Coverage of this scale Included all of the city built-up
as of 1958-59.
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personal narratives of residents whose recollections of the landscape
contributed heavily to descriptions of previous stages for each of
the ten shantytowns investigated.
Inhabitants of the shantytowns studied were the major source of
information concerning stage development and landscape change.
Approximately 850 interviews were conducted in the ten study shanty
towns, distributed as follows;
TABLE 1
INTERVIEWS CONDUCTED IN KINGSTON SHANTYTOWNS

Shantytown

No. of Interviews

Stage I

White Friar
Hope River
Happy Grove

18
27
12

Stage II

Riverton City
Bay Farm
Mona Commons

39
15
26

Stage III

Grants Pen
Whitehall
Cassava Piece

211
205
46

Stage IV

Tower Hill

177

Total

776

For interviewing, the author used a neighborhood saturation technique
in which knowledgeable adults from at least half of the houses along
randomly chosen streets and paths in the settlement were interviewed.
Until this saturation was achieved the author returned repeatedly, at
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different times of the day and on different days of the week, to
encounter as many people as possible.

When receptive individuals were

encountered he conducted in-depth interviews.

The author interviewed

using a core of questions designed to elicit data on the respondent’s
tenure situation, migration, attitudes towards the shantytown, and
the settlement history (See Appendix). No attempt was made to
subject this interview procedure to statistical analysis; rather, the
goal was to achieve as complete a verbal picture of the shantytown
as possible from the inhabitants.

CHAPTER II
URBAN GROWTH AND SHANTYTOWN DEVELOPMENT IN KINGSTON, JAMAICA
Shantytowns are born of the interaction of geographic, socio
economic and political variables in developing countries.

Though

common to the Third World, the variables acting in culture specific
contexts contribute to shantytown diversity.

A brief discussion of

these factors affecting shantytown origin and development as they apply
in the broad Third World context is germane to the understanding of
Kingston's shantytown development.
Research on shantytown development has rarely focused upon the
stimuli that produce settlements.

One exception to this is an

excellent examination of variables affecting the development of
shantytowns by Leeds, who suggests a three level hierarchy of stimuli.^
The levels of basic, secondary, and tertiary encompass geographic,
socioeconomic, and political variables that influence the growth of
shantytowns.

The definition of shantytown used in this study parallels

that of Leeds' squatter settlement:
[It] refers to a category of primordially and predominantly
residential areas whose only uniform identifying (sic)
characteristics are their illegal and unordered origins by
accretitive or organized invasion and, because of their

Anthony Leeds, "The Significant Variables Determining the
Character of Squatter Settlements," America Latina, XIII (JulySeptember, 1969), 44-85.
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origin, their continued juridically ambigous (sic) status
as settlements.2
Basic Variables
Certain basic conditions acting together on the macro-level,
generate development of shantytowns.

These conditions, which include

form of economy, its stage of development, stratification of society,
and population change, produce the shantytown universe of the
developing countries.

The frequency of shantytowns is greatest among

developing countries whose economy is capitalistic in nature.^
Shantytowns do not appear with equal frequency or intensity in all
capitalistic^ developing countries; the frequency changes with the
intensity of the many variables acting upon the settlement.

Leeds

points out that these settlements " . . . are reduced or virtually
absent in 'advanced' capitalist societies and also in capitalist
societies only in initial phases of industrialization or growth of
urban service sectors.
The current stage of development of the national economy
influences shantytowns.

Many of the developing countries have

2Ibid., 44.
\eeds, "Significant Variables," 52.
4Webster s New World Dictionary of the American Language, College
edition, 1966, p. 216.
’’Leeds, "Significant Variables," 52.
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experienced extended colonial rule by Western European nations.

Formal

independence has been achieved by most of the former colonies but
economic dependence remains.

This dependence appears in the form of

large raw material exports to the Western industrial nations,
restricted profits due to a rigid world market price for raw materials,
and low wage levels.

All of these factors impede economic development

in the Third World consequently inhibiting improvement in living
conditions.
Leeds suggests pronounced societal cleavage based upon class,
color, or ethnic distinctions as a third basic condition for shanty
town origin and development.

Class structures are often hierarchically

arranged with established layering of ethnic or racial groups that
seriously divide the country.

Latin American urban class cleavage

. . . determines the conduct of its members and imposes
definite motivations on them; it stamps each category
with such a peculiar and distinctive mark, so forcibly,
that men of different classes, even though they live amid
the same surroundings and are contemporaries, sometime
strike us as belonging to different species of humanity.
West Indian societies also are characterized by rigid stratification;
as Lowenthal notes " . . . the social pyramid is almost everywhere
identical:

a small upper class controls access to power and rewards;

successively larger middle and lower classes have less and less
status, wealth and self-esteem."^

Elite control of national

^Maurice Halbwachs, The Psychology of Social Classes (Glencoe:
The Free Press, 1958), p. 91.
^David Lowenthal, West Indian Societies (New York:
University Press, 1972), p. 91.

Oxford
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institutions designed to benefit all members of the society limits
the choices of the poor for housing, employment, and other
essentials.

As Leeds points out

. . land (especially profitable

land), for example, - a major source of profit and speculation g

tends towards greater and greater concentration in ownership, . . . "
Cheap land on the periphery of the city is often acquired and held by
elite groups for speculation in the face of heavy demands by non-elite
groups, except that often this peripheral land is "oaptured" by
non-elite groups (usually low income people).

The existing cleavages

produced by the stratification is further deepened by these invasion
activities. Limiting the low income groups to narrower choices in
house sites and housing places severe constraints on them.
Population change is another major stimulus to shantytown
development.

Changes in the density, dispersion, and pattern of the

national population foster the growth of shantytowns in urban areas
of developing countries.

Rapid population growth commonly occurs

with the demographic transition currently underway in many of these
countries.

9

Several stages constitute the transition process; most

important for developing countries is the second stage in which a high
natural increase of population results from falling death rates but

®Leeds, "Significant Variables," 57.
9
George Stolnitz, "The Demographic Transition: From High to Low
Birth Rates and Death Rates," in Population: The Vital Revolution,
ed. by Ronald Freedman (Chicago: Aldine, 1965), p. 30.
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continued high birth rates.

Stolnitz notes that in the underdeveloped

countries the latter rates show little sign of decline.10 Rapid
population increase is also cited by Mangin and Brown as a major
factor contributing to shantytown origin and expansion.11 Associated
with this rapid increase is greater crowding, especially in the
cities.

Rural to urban migration coupled with high natural increase

produces a significant strain on available land and resources.
A country that is struggling to become self-sufficient, or at
least less dependent upon industrialized nations, rarely possess the
resources to provide adequate housing for its people.

Compounding

the economic problem is a growing disparity between segments of the
society which continues to inhibit attempts to improve living
conditions of the poor.

Rapid population increase also contributes

to the growth of shantytowns.

Although these basic variables produce

shantytowns, categories of settlement and individual distinctiveness
are determined by secondary and tertiary level conditions present in
the Third World.
Secondary Variables
The secondary variables are responsible for subclasses of shanty
towns and the distinctiveness of individual stages.

The morphology of

the city, migration patterns, housing markets, national tenure laws, and
the regional labor market are the most notable secondary variables.

l0Ibid., p. 37.
•^Mangin, "Latin American," 91.

Brown, Patterns, p. 1.
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The city's structure gives special form to the many variables
acting upon a city.

For example, residential preferences of the

various socioeconomic groups will interact with the morphology of
the city whether it be a concentric, sectoral, or multiple nuclei
structure.

Migrant flows from rural to urban areas are often directed

to restricted portions of the city because of the historic residential
structure:

newly arrived migrants are limited to residence in sectors

long designated by prior occupants.

Rigidly maintained neighborhood

segration continues in an established residential structure.
Consideration of the city's morphology involves recognition of
transportation, the building history, and basic geographic
characteristics. 12
Both domestic and intra-urban migration affect the development
of shantytowns, and rural to urban migration is particularly
important.

The combined effects of "push and pull" factors sustain

rural to urban migration.

Push factors in rural areas, including a

shortage of fertile land, unemployment, and minimal public services,
encourage

rural emigration.

The city's pull factors of employment,

money, education, and the better life entice the people disenchanted
with rural life, thus burdening the urban area with more people
demanding better housing, more public services, and employment.
Intra-urban migration also influences the development of shanty
towns.

Turner suggests a model of this movement, a framework that is

"^Leeds, "Significant Variables," 63.
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substantiated by the field experience of Eyre and Flinn.^

In Turner's

scheme the newly arrived rural migrants settle in the inner city
residents migrate to peripheral shantytowns.

Using fieldwork on the

intra-urban migration of shantytown residents in Montego Bay, Jamaica,
Eyre verifies this model and suggests several secondary flows.

Brown's

more recent study of intra-urban migration in Mexico City indicates
that Turner's framework may require adjustment.

She found that an

inner ring of formerly peripheral settlements had replaced the inner
city slum as the receiving area for rural migrants.^

Out migration

from this inner ring to peripheral shantytowns continues to swell
peripheral settlement population, affecting the family and demographic
structure of both the peripheral and inner city shantytowns.

Evidence

collected from selected Latin American shantytowns indicates that
families in peripheral shantytowns are most often nuclear, bilateral
families with resident fathers, and are younger than the national
average.^

Family size is larger in the peripheral settlements and

the sex ratio is closer to 100.

Those shantytowns nearer the central

13

Turner, "Uncontrolled Urban Settlements," p. 521. Eyre, "Shanty
towns," 397-98. W. L. Flinn, "The Process of Migration to a Shantytown
in Bogota, Colombia," Inter-American Economic Affairs, XXII (Autumn,
1968), 88.
14
__ __
Brown, Patterns, pp. 23-25.
"^Mangin, "Latin American Squatter Settlements," 72. Horacio
Caminos, John F. C. Turner, and John A. Steffian, Urban Dwelling
Environments (Cambridge: MIT Press, 1969), pp. 146, 160, 174, 188,202.
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city consistently show greater numbers of single people, more males
than females, and proportionally fewer children than the peripheral
16
settlements.
Reasons for these distinctions among the residents
lie in the migration patterns.

Newly arriving migrants are often

young males who precede their families to the city; after establishing
firm roots in the city, they bring their families from the rural
areas.
In developing countries the housing demands of low income groups
are always greater than the supply.

Insufficient capital and rapid

population increase hinder the government's ability to provide adequate
housing.

A secondary housing supply evolves because low income groups

are shut out of formal housing developments by cost and location.
Development houses, even low cost units, cost $8,000 to $10,000 in
Jamaica in 1974; this sum represents ten or more years annual income
for most residents of shantytowns.

When the lot is not marginal land,

the purchase price is even higher.

The secondary housing market is

not cheap either; Turner estimates that renters may pay one-fourth to
one-third of their annual income for housing that is close to
employment centers.^

Forced to turn to alternate housing areas and

means to fulfill their needs, the poor build shantytowns.

■^T. G. McGee, The Urbanization Process in the Third World;
Explorations in Search of a Theory (London: G. Bell and Sons, Ltd.,
1971), pp. 108-09.
17
John F. C. Turner, "Housing Priorities, Settlement Patterns,
and Urban Development in Modernizing Countries," Journal of American
Institute of Planners, XXXIV (November, 1968), 358.
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National tenure and land use policies are closely tied to
housing demand and ownership patterns. Tenure laws outlining the
requirements for ownership and ordinances governing land use limit
the availability of vacant land, the supply of secondary housing, and
the magnitude of tenancy.

For example, the existence and rigid

enforcement of laws against squatting change the tenure characteristics
of the early stages of shantytown development; lax enforcement of
building codes encourages construction of poor quality housing.
The city-regional labor market is another secondary condition
that directly influences shantytown development.

Attempts by

national governments to concentrate economic growth in one region or
city can only increase the growth of shantytowns at that location.
Leeds points out that " . . . the primate city labor markets, expanding
because of the concentration of economic activity, will increase the
migratory flow towards them thus Intensifying the pressure for
lO

squatment growth there, too."

Given the importance placed upon

employment as reason for rural to urban migration and subsequent
location within the city, any concentration of economic growth becomes
a significant attraction and contributor to shantytown development.
Tertiary Variables
Local differences among shantytowns are generated by tertiary
variables, among them land use preferences, relative location, climate

■^Leeds, "Significant Variables," 167.
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and topography, and transportation costs.

Alonso points out that the

poor tend to live on expensive land near the city center while the
rich live on peripheral and inexpensive land; he reasons that the
poor are able to buy only small amounts of laiid and therefore
disregard high land price in favor of cost and convenience of
commuting. 19 This theory does not always fit nonindustrialized urban
contexts where cultural differences in urban growth produce dissimilar
urban structures.

Density gradients and central densities rarely

decrease with time in these urban areas; their failure to decrease
causes increased crowding and compactness in the center city.

20

These

density differences are the result of a reversal of the Western urban
socioeconomic location patterns.

The upper classes exhibit a

preference for residence in the city center rather than on the
periphery; thus, the poor are relegated to the fringe.

Sjoberg notes

this difference in land use patterns in nonindustrial cities where the
elite show preference for residence in the city center. 21

Urban

expansion takes place without the suburbanization characteristic of

19
William Alonso, "A Theory of the Urban Land Market," Papers and
Proceedings of the Regional Science Association, VI (1960), 156.
20

Brian J. L. Berry and Frank E. Horton, Geographical
Perspectives on Urban Systems (Englewood Cliffs: Prentice-Hall,
1970), pp. 291-92.
21Gideon Sjoberg, The Pre-Industrial City: Past and Present
(New York: The Free Press, 1960), p. 97.

the Western city.

Schnore attempts to superimpose Sjoberg's pre

industrial city and a "Burgess-like" framework upon the Latin American
urban scene. 22

He suggests that two phases occur in the broad

evolutionary process of urban development; initially, Latin American
cities experienced decreasing neighborhood quality with distance from
the city center, but they are now witnessing a reversed pattern of
increased neighborhood quality with distance from the central
business district.

Schnore's model is modified by Johnston who

identifies three major elements: (1) a high status sector with
abandoned houses in its inner portion occupied by low status; (2) an
inner city slum consisting of divided old houses, squatter settlements
and public housing; and (3) an outer suburban zone, mostly of squatter
settlements.

Amato and Hoyt also favor the sector model of land

use and have observed it in the structure of Latin American cities.^
Climate and topography exert considerable local influence upon
shantytown morphology.

Agricultural land use in the shantytown is

determined by precipitation or soil characteristics that favor or

OO
L. F. Schnore, "On the Spatial Structure of Cities in the Ttoo
Americas," in The Study of Urbanization, ed. by P. M. Hauser and
L. F. Schnore (New York: Wiley, 1965), pp. 397-98.
23
R. J. Johnston, "Towards a General Model of Intra-Urban
Residential Patterns: Some Cross-Cultural Observations," in
Progress in Geography, International Reviews of Current Research,
Vol. IV (New York: St. Martin’s Press, 1972), p. 106.
24P. W. Amato, ..Elitism and Settlement Patterns in the Latin
American City," Journal of the American Institute of Planners, XXXVI
(1970), 96-105. H. Hoyt^"*'The Residential and Retail Patterns of
Leading Latin American Cities," Land Economics, XXXIX (December, 1963)
449-54.
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eliminate the growing of crops.

Excessive slope or irregularity

screen out other uses such as residential, transportation, or
commercial activities.

Shantytown development may even be protected

by local hazards such as floods, earthquakes,or landslides, which make
the land marginal for nonshantytown use but do not prohibit shanty
town use.
Because employment possibilities "pull" migrants to the city,
the urban job market exerts considerable influence on shantytown
location and development. Transportation facilities must be
considered since the shantytown resident seeks to minimize his
journey to work.

Shantytowns are more likely to germinate near labor

markets that offer relatively high and stable incomes.
In the following section the basic, secondary, and tertiary
variables are examined as they apply to Jamaica and specifically to
Kingston.
J amaica;

The Setting

Labor force occupation imbalances, limited diversification of
economic activities, high unemployment, and a low per capita income
unquestionably label Jamaica as underdeveloped.

Over 33 percent of

the labor force was engaged in agriculture, forestry, and mining in
1972; manufacturing and construction employed only 12 and six percent
of the labor force. 2 5

Together, alumina, bauxite, unrefined sugar,

25Jamaica, Economic Survey Jamaica, p. 62.
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and bananas accounted for 83 percent of Jamaica's total exports in
26
1972.
Unemployment rates rose from 17 percent in October 1969 to an
27
estimated 25 percent in October 1973.
Jamaica's gross domestic
product in 1972 ranked third of five reporting Caribbean nations;
when compared with Latin American countries, it ranked eighth of
23.28
The range and rigidity of societal stratification in Jamaica
stems not only from class, but also from racial and ethnic differences.
Slavery was a dominant force in molding the societal division of
black, colored, and white; even after Emancipation in 1838 the roles
of each group continued to be visible and viable in the societal
structure.

Like many of the Caribbean societies based upon class

hierarchy, and social and cultural pluralism, Jamaican society is
29
strongly dominated by the elite group.
Legal, religious,
educational, and family institutions of the elite rarely interact
with, nor do their decisions coincide with the wishes of, the lower
income groups.

26Ibid., p. 118.
27Ibid., p. 117.
28United Nations, Department of Economic and Social Affairs,
Statistical Yearbook, 1973 (New York: United Nations, 1974), portions
taken from Table 182, pp. 590-91.
29
Lowenthal, West Indian Societies, pp. 101-02.
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The elite dominate the remainder of the population by using
several mechanisms including control of the legislative and law
enforcement agencies.

Elite views of the rest of the population often

reflect a belief that the masses are innately criminal; a legislator
in the national government argues that West Kingston slums
. .constitute perfect hide-outs for criminals and wrong-doers. . .
due to the absence of streets and lights, the great nusber of
labyrinthine tracts, and the numerous little shacks housing the dense
population."^®

Isolation characterizes the relationship between

societal groups and reinforces their differences.
Rapid population increase effectively limits a country's ability
to free itself from the bonds of hunger, poor housing, low
educational achievement, and low income, thus contributing to shanty
town development.

Runaway population growth has only recently entered

Jamaica's demographic scene.

The slave era, 1692-1838, was marked by

slow island-wide growth; mortality rates were generally very high and
often even slightly above the birth rates.

Roberts points out that

Jamaica, like other British West Indian colonies, was largely peopled
by immigrants including British free men, African slaves, and indentured
0*1

laborers.

■*®E. C. L. Parkinson, letter of Novenber 11, 1968, Daily Gleaner
(Kingston), Nov. 20, 1968, p. 16.
"^G. W. Roberts, The Population of Jamaica (Cambridge:
University Press, 1957), p. 29.

Cambridge
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The era, 1838-1911, was marked by emancipation, net immigration,
selected emigration, add the first official census (Table 2).
Moderate natural increase and the significant out-migration that
occurred near the end of the era maintained the slow population
increase.
TABLE 2
JAMAICA'S POPULATION 1844-1970

Birth
rate

Death
rate

• e

© ©

.99

40.0

32.0

14.71

1.47

39.0

27.0

530 ,304

14.75

1.48

38.0

26.0

189.1

639 ,491

10.10

1.01

36.7

23.1

1911

831,383

30.01

3.00

39.5

23.5

1921

858,118

3.22

.32

37.9

25.6

1943

1,246,240

45.20

2.14

32.2

17.9

1953

1,476,923

18.51

1.85

35.3

10.7

1960

1,624,400

9.99

1.44

42.1

8.8

1970

1,813,594

11.65

1.17

34.4

7.7

Year

Population

1844

377,433

• •

1861

441,264

16.91

1871

506,154

1881

Source:

Intercensal
% increase

Per annum
increase
••

Jamaica Department of Statistics, Demographic Statistics
1972 (Kingston: Department of Statistics, 1973), Table 1,
p. 1; G. W. Roberts, The Population of Jamaica (Cambridge:
CambridfcUniversity Press, 1957), Table 7, p. 43.
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The three decades from 1911 to 1943 brought moderate population
growth and prepared the stage for Jamaica's demographic transition.
The directional shift in international migration plus declining death
rates and continued high birth rates propelled Jamaica into the
second stage of the demographic transition.
Extremely high population increase characterizes the preIndependence period.

Improved public health and medical services in

the 1943-1960 intercensal period indirectly raised the birth rates
by control of venereal and tropical infective diseases.

op

Considerable

emigration during this period buffered the effect of the population
pressure on Jamaica.

Emigration in 1944-45 for war work in the

United States was high; this trend continued and by 1960 almost
30,000 people were emigrating annually to the United States, Britain,
or Canada.^3
Since 1962 Jamaica's demographic history has been characterized
by continued high population increase despite a slow decline in the
birth rate and a still declining death rate.

Between 1963 and 1969

the annual rate of increase was 2.3 percent.

Birth and death rates

and natural increase are listed in Table 3 for the period 1960-1972.

32L. Alan Eyre, Geographic Aspects of Population Dynamics in
Jamaica (Boca Raton: Florida Atlantic University Press, 1972), p. 22.
■^G. E. Cumper, "Preliminary Analysis of Population Growth and
Social Characteristics in Jamaica 1943-1960," Social and Economic
Studies, XXII (December, 1963), p. 397.
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TABLE 3
JAMAICA'S NATURAL INCREASE 1960-1972

Year

Birth rate

1960

42.1

8.8

33.3

1961

40.0

8.1

31.4

1962

39.1

8.5

30.6

1963

39.0

8.9

30.1

1964

39.3

7.6

31.7

1965-68

•

•

Death rate

•

Natural increase

•

•

•

1969

35.1

7.6

27.5

1970

34.4

7.7

26.7

1971

34.9

7.4

27.2

1972

33.8

7.1

26.7

Source:

Jamaica Department of Statistics, Demographic Statistics
1972 (Kingston: Department of Statistics, 1973), Table 2,
p. 3.

Complicating the high growth rate has been a tightening of immigration
restrictions by Great Britain and the United States.

Emigration to
AI

these countries declined 20.6 percent between 1970 and 1972.

Density

has steadily increased from 351 persons per square mile in 1953 to 463

3AJamaica, Economic Survey, 1972, p. 25.

\
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per square mile in 1974.

Annual increments since 1962 have ranged

between six and ten persons per square mile, per year.33
The problems of population growth confronting Jamaica are greater
in the island's largest city, Kingston.

The urban area, comprising

Kingston Parish and half of St. Andrew Parish, has been the
destination of the major migration flows in Jamaica since the late
nineteenth century.38 Until 1921 Kingston Parish absorbed most of
the rural to urban migrants, the greatest number of whom came from
the adjacent parishes of St. Catherine and St. Andrew.

The urban

area expanded into St. Andrew Parish after 1921, and migration flows
were directed towards the newer area.
Jamaica's

By 1943 almost 73 percent of

urban population lived in Kingston, which contained 19 per

cent of the country's total population.3® Broom's observation that
". . .the most significant social trend in the Caribbean today is the
urbanization of agricultural population and the progressive
concentration of people in the major city"®® holds true for Kingston.

35These increments are determined by the following formula:
annual population increase
area"'in square SlS' (4,233) " increment per square mile.
36Roberts, The Population of Jamaica, p. 52.
37Ibid.. p. 149.
38Ibid., p. 161.
39L. Broom, "Urban Research in the British Caribbean: A
Prospectus," Social and Economic Studies, I (February, 1953), 38.

37

During 1943-1960 rural Jamaicans continued to migrate to the
metropolitan parishes of Kingston and St. Andrew.

Both parishes

experienced a net population increase during this period with
St. Andrew registering a 133 percent rise and Kingston a 12 percent
Increase.

The combined natural Increase rate for the parishes nearly

doubled during the intercensal period, from 17.4 in 1943 to 34.5 in
1960.

Improved medical facilities and public health services reduced

the death rate by almost half (13.1 to 7.7 per 1000), and indirectly
stimulated the birth rate. 40 The widening demographic gap forced
metropolitan expansion to continue into adjacent St. Andrew.
Migration between the two parishes was uni-directional towards
St. Andrew.

Kingston Parish registered a net loss of 30,000, and

other parishes lost over 42,000 people to St. Andrew between 1943 and
I960.
The following decade, 1960-1970, witnessed an overall population
increase for the metropolitan area despite a net loss of population
in Kingston.

The combined rate of natural increase of the two

parishes declined slightly from its previous level (34.5 in 1960 to
32.4 in 1970) because of a flattening out of the death rate curve
and a slight decline in the birth rate.

St. Andrew registered a 39

percent population increase, gaining more than 188,000 people, 17,000
of whom came from Kingston Parish.

^Eyre, Population Dynamics, p. 25.
^Jamaica Department of Statistics, Commonwealth Caribbean
Population Census 1970, Jamaica, Bulletin, No. 4 (Kingston:
Department of Statistics, 1973), pp. 4, 6.
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Jamaica's housing supply has continued to be inadequate.
National housing needs average 7,000 to 11,000 new units per year, but
since 1968 fewer than 4,000 units per year have been built by public
and private sectors.^

The private sector has concentrated on middle

and upper income needs, while the government has attempted to provide
housing for lower income groups.

By its own admission

. . .with the exception of about 20 percent of Government
housing there is no regular machinery to provide housing
for the very bottom of the income scale. As a result,
low-income families are characteristically faced with the
choice of either of constructing shacks in illegal shanty
towns, or of subdividing already inadequate living space
still further to accomodate new households.43
Since 1960 more than 32,000 new units have been built, but the nunber
of new households in Jamaica has increased by 60,000j clearly the
supply does not meet the demand.
High unemployment, occupational Imbalances, and age-sex
inequalities characterize labor conditions in Kingston.

Clarke noted

that the occupational structure in Kingston's labor market varies
considerably from expected urbal levels.^

When compared to the

expected national labor structure, Kingston has a low proportion
involved in manufacturing, personal services, and construction; a

^"Spaulding Appeals to Banks to Invest More in Housing Effort,"
Daily Gleaner (Kingston), Dec. 3, 1973, p. 2.
^Jamaica, Economic Survey 1972, p. 151.
^G. C. Clarke, "Population Pressure in Kingston, Jamaica:
Study of Unemployment and Overcrowding," Institute of Bfitish
Geographers Transactions. XXXVIII (June, 1966), 171.

A
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higher percentage of the Kingston labor force is engaged in clerical
sales, professional, and supervisory occupations.

The occupational

employment structure for Kingston clearly illustrates the low
levels of manufacturing, professional, supervision, and construction
activities, occupations which would normally employ more people in a
country's largest city. Although migrants have flocked to Kingston
in hopes of finding skilled employment, most people have remained
unemployed or partially employed in manual or service occupations.
See Table 4 and Table 5.

Unemployment in 1960 was highest in two
TABLE 4

EMPLOYMENT BY INDUSTRY FOR KINGSTON AND JAMAICA

Industry

Kingston percent

Jamaica percent

1.2

37.8

Manufacturing

23.9

14.8

Construction

11.8

8.2

Personal Service

21.5

14.5

Other

41.6

24.7

Total

100.0

100.0

Agriculture

Source:

C. G. Clarke, "Population Pressure in Kingston, Jamaica: A
Study of Unemployment and Overcrowding," Institute of British
Geographers Transactions, XXXVIII (June, 1966), 169. His
source: 1960 Census. Table I.
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TABLE 5
EMPLOYMENT BY OCCUPATION FOR KINGSTON AND JAMAICA

Occupation

Kingston percent

Jamaica percent

Professional

0.9

0.4

Supervisory

4.9

3.9

Clerical and sales

20.4

11.4

Craft and technical

28.8

20.8

1.9

.9

40.6

61.3

Other

2.5

1.3

Total

100.0

100.0

Non-professional with
special training
Manual and service

Source:

C. G. Clarke, "Population Pressure in Kingston, Jamaica:
Study of Unemployment and Overcrowding," Institute of
British Geographers Transactions, XXXVIII (June, 1966),
Table II, 169. His Source: 1960 Census.

income areas of Kingston:

A

the densely populated, low income tenement

area just west of the center of Kingston, and the low income shanty
town area of southwest St. Andrew.^5 Part-time unemployment was
concentrated in the tenement area.

45Ibid., 168.
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Kingston's Evolution
Kingston is located on a coastal embayment on the southern shore
of Jamaica.

This embayment, Liguanea Plain, is ringed on three sides

by low hills, outliers of the Blue Mountains.

Deposits of sands and

gravels washed down from the mountains layer the plain.

Although the

coastal portions are poorly drained, Liguanea Plain possesses a well
defined gully system allowing rapid runoff (Figure 3, p. 15).
Kingston originated as a European planned city complete with a
central "common".

After the dlsasterous 1692 earthquake and fire in

Port Royal, residents chose to settle on the Liguanea Plain to escape
the peril of immersion.^

The focal point of the new city plan was a

park now known as Victoria Park, and a 240-acre tract was laid out in
gridiron plan around it.
City growth in the 1700s was slow and generally limited to the
area south of the park (Figure 4).
compactness:

Three factors explain Kingston's

(1) the city population desired a short journey to

work, and, since walking was the most common means of travel,
"downtown" Kingston was only a few blocks from the residential areas;
(2) early residents remained clustered south of Victoria Park because
of the availability of well water which lay only a few feet below the
surface on the lower portion of the Liguanea Plain; and (3) the desire

^C. G. Clarke, "Aspects of the Urban Geography of Kingston,
Jamaica" (unpublished Ph.D. dissertation, Oxford University, 1967),
p. 85.

miics

YEAR

Kingston's G row th 1690 — 1974
Figure 4
M odified a fter Clark, 1967.
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to avoid the poorly drained land west of Victoria Park (now West
Kingston) encouraged compactness.

Association of malaria and other

diseases with the bush and mangrove swamps discouraged expansion into
this area until after 1800.
Nineteenth century Kingston manifested several features associated
with Sjoberg's pre-industrial city.^

Industry was noticeably missing

in the landscape, and the important functions of the city centered on
the port which received most of Jamaica's imports.

No well defined

central business district emerged, and the city's focal point continued
to be Victoria Park.

Commercial activities were oriented to the wharf

area with wholesale importers serving also as retailers.

Small

entrepreneurs maintained both shop and home in the business area south
of the park, thus establishing a mixed commercial and residential land
use in lower Kingston.
The residential structure of Kingston, however, differed from
Sjoberg's model.

Unlike the pre-industrial city he presented, Kingston's

elite did not remain clustered in the center of the city.

Clarke points

out that the elite desired to avoid the swampy areas to the west and
instead built east and north of the center, setting a pattern which was
AO

to remain well into the twentieth century.

By 1820 white businessmen

were commuting from their houses in lower St. Andrew to the businesses
in Central Kingston.

Suburb an development in the late nineteenth and

^Sjoberg, Pre-Industrial City, pp. 91-102.
^Clarke, "Urban Geography," p. 295.
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early twentieth century continued to move north into lower and middle
St. Andrew.

Red Hills, Stony Hill, and Beverly Hills in upper

St. Andrew, the residential areas of the wealthy but no longer
exclusively white elite, are today's manifestation of this trend.

A

combination of population pressure in lower St. Andrew, recognition of
the panoramic advantage of hillside location, and the mobility
afforded by the automobile have encouraged the wealthy of Kingston to
move from the area north and east of downtown to the hills and
northern margins of the Liguanea Plain.
Middle class residential patterns have changed considerably from
the eighteenth century when the middle class residential area was
south of Victoria Park.

Gradually, the middle class moved north of

Parade on the heels, but never in advance of the elite.

In the 1800s,

the middle class filled in the area and slowly took over the former
elite residential areas.

In the twentieth century middle class

residences were built northwest of Victoria Park on formerly idle
land along Hagley Park, Slipe, and Half Way Tree roads.

This

expansion continued into Waltham Farm Park and Eastwood Park Garden.
A more recent and significant trend in middle class housing has been
the acquisition of the area north of Washington Boulevard, made
possible by the automobile and the building of the boulevard.

In

1974 all of the housing between the boulevard and the foothills was
middle class.

This socioeconomic group showed a preference for land

west arid north of Victoria Park that had not been claimed by the elite.
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The lower class, by far the largest group, has been forced to carve
Its residential areas out of the leavings from both of these groups.
The upper and middle class avoided West Kingston as unhealthful
and left it largely to the low income groups.

Runaway slaves and

free Negroes built makeshift shacks on the periphery of the city. 49
As these groups increased, they were restricted as to where they
could move and erect houses. The only major sector open to them was
the west, and it was there that the low income residential area
developed.

Between 1750 and 1900 several clusters of crowded,

poor quality housing emerged west of Trench Town and Kingston Pen,
never more than a collection of temporary, poor quality houses
reflecting the poverty of the residents.

The condition of housing

has improved only slightly in many of these areas since the
nineteenth century.
When the demographic explosion began in the 1930s, the existing
shantytowns in West Kingston could no longer fulfill the needs of the
increased population.

Expansion of Kingston was outward along major

arteries including Half Way Tree, Constant Spring, Hagley Park, and
Old Hope roads.

Government land west of the city center attracted

many of the poor, and several shantytowns emerged after 1940.

Spanish

Town Road assumed a greater role in Kingston's transport system, and
access to it increased these settlements' attraction for the poor.
Population pressure had not yet forced settlement of coastal margins

^Ibid., p. 65.

46

south of Spanish Town Hoadand beyond Hagley Park Road intersection.
The search for land by the urban poor led to invasion of several
outlying "rural villages" in middle St. Andrew and these hamlets
received an increasing number of urban poor.

Thus Grants Pen,

Barbican, and Eastwood Park grew into shantytown settlements after
World War II.
Since 1950 low income groups have continued their quest for
marginal land in Kingston.

They have found several classes of

marginal land on which to build; this will be discussed in
subsequent chapters.

With more than 25 percent of the metropolitan

population living in shantytowns, these settlements continue to
grow. The remaining chapters discuss in detail the shantytowns
studied and the landscape changes inherent in their stages of
development.

CHAPTER III
INITIAL STAGE:
PERI-URBAN SETTLEMENTS SPAWNED BY NECESSITY
Kingston's shantytowns develop through slow accretive growth
on vacant public or private land; the planned invasions of squatters
characteristic of many South American shantytowns are missing in
Kingston.•*- Shantytown settlers are unemployed, land-less, and
impoverished, and they therefore constitute the cultural margins of
the more affluent urban society.

Kingston shantytowns also emerge

on vacant lands that generally are physically marginal.
have arisen on four types of marginal land:

Shantytowns

coastal lowlands, gully

banks, river valley, and the foothills of the Blue Mountains.
The foreshore extension of Liguanea Plain has been a convenient
location for shantytowns since Kingston's inception. Until 1940 the
poorly drained lowland remained marginal for all but the very
poorest people.

Redevelopment activities begun in the 1960s removed

squatter camps and replaced them with industrial enterprises and
port facilities (Figure 3, p. 15 and Figure 4, page 42). Many of
the inhabitants of these former shantytowns moved west into Railway,

*Mangin, "Latin American," 68-69. Caminos, Turner, and
Steffian, Urban Dwelling Environments, pp. 131, 145, 201. Delgado,
"Three Proposals,** pp. 276-78.
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Hunts Bay, and Riverton City.

Flood control measures along Sandy

Gully have mitigated the more serious flood threats and made the
coastal lowlands more acceptable for housing.
Shantytown development began after 1940 along the gully system
of the Liguanea Plain. Until then Constant Spring and Sandy gullies
lay beyond built-up Kingston. Shifting channels rendered the gully
banks unsuitable for middle and upper income housing; only the poor
built near the channel.

Competition for the land from other uses

remained low until the early 1960s when a gully channelization
project was completed, freeing the land along the banks from the
flood threat.

Fill behind the vertical channel walls created

additional level land, which provided more sites for shantytown
houses (Plate 1).

Plate 1.

Channelized portion of Sandy Gully
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Most of Kingston's newest shantytowns have begun either in Hope
River Valley or in the foothills surrounding the urban area.

The

increasing scarcity of vacant land on the coastal lowlands and along
the gullies has forced consideration of other areas for settlement,
Hope River Valley lies just beyond the eastern edge of built-up
Kingston and stretches for almost three miles between Dallas and Long
mountains. This valley is very attractive for shantytown development
because of its readily available level land.
In the past the poor of Kingston have not demonstrated the
preference for elevated sites that is evident in South American
cities including Rio de Janerio, Caracas, and Bogota.

Until 1966

the foothills around Kingston held no shantytowns and remained
largely an upper class reserve.

The disadvantages of location in

the foothills include distance and poor accessibility to the city
center.

The foothills are between three and six miles from the city

center, and in 1974 only five bus routes extended beyond Liguanea
Plain into the foothills.

The prospects for new routes and improved

service in 1974 were dim since the demand is small and the political
voice of the poor, those needing the service most, is muted.

These

disadvantages are being offset by increased population pressure and
growing scarcity of vacant land on the Liguanea Plain.

Three

shantytowns in the initial stage were located in the foothills in
1974: Moonlight City, White Friar, and Happy Grove.
Duhaney Land Settlement is an anomaly in that is has sprung up
on vacant land in an industrial park near the western end of Spanish
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Town Road rather than on marginal land.

Squatters moved onto the land

in 1973 when no commercial or industrial use developed.^ By 1974 more
than 800 people were living there. The development emphasizes the
critical shortage of housing space and the increasing risks the urban
poor are willing to take to satisfy their housing needs.

Because the

settlement is located on private land slated for commercial use, the
threat of removal is very high.
Study Settlements and Setting
The initial stage shantytowns studied are White Friar, Hope
River, and Happy Grove. White Friar, located on government owned
land, is an excellent example of the emergence of a shantytown in
the moderately accessible foothills of eastern Kingston.

Hope River,

also on public land, is an indication of the population shift towards
the isolated Hope River Valley. Happy Grove is a precursor of the
expected future trend of shantytown development in the northern and
western foothills.
Wareika Hill is the area on the western flank of Long Mountain
containing two shantytowns: Moonlight City and White Friar (Figure 5).
White Friar is physically separated from Moonlight City by a quarter
of a mile of low brush, but the former is expanding northward.
settlements have similar physical features:

Both

steep slopes, thin soil

cover, rocky hillsides, and rapid runoff since slope and the

^Daily News (Kingston), March 3, 1974, pp. 12-13.

®
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limestone bedrock of Long Mountain prevent moisture retention. Water
is scarce, and no permanent streams flow through or near the
settlements.

Although intermittent streams occasionally fill the

gorges in the settlements they do not offer much relief for the
growing water shortage.
The settlements are approximately two-and-one-half miles east
of Victoria Park and are the closest to Kingston’s central commercial
area of any of the initial shantytowns.

A bus route passing within

three blocks of White Friar provides public transportation to the
urban core, and one-third of a mile to the south is Windward Road,
the major arterial running east from the city center.

Despite this

seemingly accessible location, White Friar and to a lesser degree,
Moonlight City, have been slow to develop.

One reason for this slow

growth is the nature of land ownership.
The national government owns the land which is administered by
the Water Commission and the Jamaica Defense Force.

These agencies

have discouraged settlement in order to keep the property open for
water catchment and strategic reasons.

The area first attracted

people in the early 1960s when a few pioneer families settled there
seeking more housing space than was available in the crowded inner
city area. Moonlight City, the northern shantytown, developed above
Harbour Road near Wareika Road, by 1968 there were 25

houses.^

o
Air photograph, Kingston, Jamaica (Kingston: Survey
Department, 1968), Scale 1:25,000, Line 48, Nos. 20, 21, 1:25,000.
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By 1974 over 200 houses had been built but expansion is limited on the
north by an abandoned quarry and steep slopes.

Although no Interviews

were conducted in this settlement, it appears to remain an initial
stage shantytown despite its almost ten-year history.
White Friar lies south of Moonligjht City on a five-acre site.
Transsected by a gully, it is bounded on the south by a power line
and on the west by Glasspole Avenue.

A low ridge parallels the gully

southwestward almost to Glasspole Avenue and conceals some of the
shanties from view (Plate 2).

A majority of the pioneer families had

been evicted from shantytowns close to central Kingston and began
moving to White Friar in 1965. By 1967 these people had built 35
houses, and by 1974 the ridge had been almost filled with houses.
Until 1972 only a few families had migrated to the settlement.
Informants noted that in-migration quickened after 1972, possibly due
to the eviction of some families by redevelopment projects in Trench
Town.

Expansion of the settlement from its present 100 houses can

take place freely only to the north towards Moonlight City.

The slope

of Long Mountain sharply increases above 200 feet restricting eastward
expansion.

Privately owned low income housing curtails expansion on

the west along Glasspole Avenue, and on the south only one-half mile
separates White Friar from the Water Commission pumping station. A
serious confrontation is likely to develop if the shantytown expands
to encroach on that property.

It appears that growth will be

channeled to the north, and the author predicts that by 1980 there
will be no open space left between the two settlements.
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Plate 2. Aerial view of White Friar, 1967
Hope River settlement has considerable room for expansion
(Figure 6).

Located east of White Friar across Long Mountain, Hope

River settlement lies on two terraces:

a lower one between 400 and

450 feet, and an upper terrace between 450 and 470 feet elevation.
The smaller, lower terrace is threatened by both stream erosion and
the gravel operations of a nearby cement company.

The upper terrace

is 1,300 feet wide at its maximum but narrows to a point at its
northern extremity.

The abrupt rise in the slope of Dallas Mountain

above the 600 foot contour limits eastward expansion of the settlement.
The river has a braided stream pattern and is only a few inches deep
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Hope River Settlement
Figure 6
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during dry spells in January and late summer, but during rainy weather
or after a heavy rain, the river rises and crossing becomes difficult.
A paved road extends from August Town Hoad to the river’s edge.

There

is no bridge and fording is quite perilous during periods of high water.
The Hope River settlement is in a decidedly rural and partially
isolated site.

It is peripheral to the built-up area of Kingston but

expansion of the University of the West Indies and August Town
continues to reduce the vacant land between the built-up city and
rural St. Andrew.

Although only 3.8 miles linear distance from

Victoria Park in central Kingston, Hope River is much farther in both
time and travel distance.

The road winds north to skirt Long

Mountain before angling southwest across Liguanea Plain to central
Kingston.

Two bus routes serve August Town and the University so that

public transportation is available to Hope River residents.
Settlement growth has been slow since its beginning in 1970; four
years later there were only 35 houses.

The residents interviewed came

to Hope River from many different shantytowns in Kingston including
Trench Town, Balmagie, and Whitehall.

Surprisingly, none of the

respondents came directly from rural areas despite Hope River's
essentially rural location.

In 1974 land was still available for

people wishing to raise truck crops, but it is unlikely that the Hope
River settlement will be able to retain its rural atmosphere against
the pressure of in-migration which will undoubtedly continue.
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Happy Grove, a third study settlement, has a rural setting similar
to Hope River and a corresponding emphasis on agricultural activities;
however, the settlement does not have the fertile soil of Hope River
nor does it have the benefit of the level terrace surface (Figure 7).
Located on 4.75 acres of land 8.6 miles from Victoria Park, it is the
most remote of all the initial study shantytowns.

This isolation is

a major disadvantage to the Happy Grove residents who have no direct
transportation link with central Kingston. No bus service passes
within one and a half miles of Happy Grove, and then only limited
service by the Rock Hall bus on Red Hills Road is available.

This

lack of transportation contributes to a sense of isolation in the
settlement and has inhibited in-migration; Happy Grove will not
expand rapidly until better transportation becomes available.

It is

unlikely that adequate transportation will be Instigated within three
years after this study since much of the land between Happy Grove and
Red Hills Road

is destined to be an upper incomeresidential area in

which the need for public transport is minimal.
Happy Grove began as a private development when the resident land
owner leased lots to three families in 1968.

There were two or three

houses at the base of the hill for many decades, but after 1968 a
slow influx of

people into the settlement began. In 1974 there were

more than 25 houses in the immediate vicinity although only 12 to 15
of these houses were on the property of the two owners in residence.
The other houses belong to squatters who had captured land of an
absentee owner.

Happy Grove Settlem ent
Figure 7
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Indices
Land use
Vacant land dominates shantytown land use in the initial stage;
generally more than 75 percent of the area is

open.^

In White Friar

and Happy Grove, only 20 percent of the shantytown land is in
residential and agricultural use.

Absence of an adequate water supply

and the steep limestone slopes in White Friar limit agriculture to
less than five percent of the land.
Cultivation accounts for approximately ten percent of the land
use in Happy Grove, but a thin soil cover and a limited water supply
restrict further agricultural use. Most inhabitants cultivate a
few crops for their own use.

One individual has plans for commercially

growing flower seeds providing he can obtain a dependable water supply.
Approximately ten percent of the land in Hope River is used for
housing.

The favorable physical conditions boost agricultural land

use to 15 percent of the total area.

The level surface and silt and

sand composition of the river terraces make them easier to till than
the rocky slopes of White Friar and Happy Grove.

Each household in

Hope River cultivates a few of the wide variety of crops grown in
the settlement including red peas, pumpkin, callaloo, yams, potatoes,
and onions.

Moisture for the crops comes only from rainfall since

the river water is not used for irrigation.

Residents market their

^Particularly in the early stages, the author determined
boundaries for the study settlements by interpolating natural
boundaries and the limits recognized by the inhabitants.
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crops at both the Papine Market, just northeast of the University,
and at Coronation Market in central Kingston.
Population characteristics
Beginning shantytowns in Kingston display low densities and a
dispersed random housing pattern (Table 6).
TABLE 6
POPULATION DENSITY IN INITIAL SHANTYTOWNS

White Friar

Hope River

Happy Grove

16

52.25

4.75

40
260
16.1

3
19
0.4

0
• •
e•

30
195
3.7

12
78
16.4

Acreage
1968
houses
population3
density/acre
1974
houses
population
density/acre

104
676
42

Population figures assuming a density of 6.5 persons per house.
Table 6 is based on air photographs and field observation and shows
that population density in White Friar more than doubled between 1968
and 1974.

Population growth in all three settlements came primarily

from in-migration.

A longer settlement history and a steady influx

of migrants accounts for the higiher density in White Friar (Table 7).
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TABLE 7
DURATION OF OCCUPANCY IN INITIAL SHANTYTOWNS
(INTERVIEWS CONDUCTED)

White Friar

Hope River

Happy Grove

Year of entry
1974

0

3

2

1973

2

3

3

1972

1

2

4

1971

2

8

0

1970

1

10

1

1969

3

0

0

1968

2

0

0

1967

2

0

0

3

1

2

2

0

0

18

27

12

1966

& before

not stated
Total number of
interviews

The existing paths in initial stage shantytowns attract settlers
who build close to these routes.

Both White Friar and Happy Grove

are located on sites with great local relief and little level land.
An intermittent stream provides a natural path linking White Friar
with Wareika Road and the adjacent settlement (Figure 5, p. 51).
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This path is the major route in White Friar; at the time of this
study several feeder paths already connected the inner areas of the
settlement with it. Happy Grove residents laid out their path
system prior to constructing their houses.

The main path cuts across

the contours of the hillside until it almost reaches the crest of the
ridge where it runs parallel to and west of the ridge (Figure 7, p. 58)
Hope River has an established perimeter path system that affords
easy access to most parts of the settlement.

The perimeter road would

seem to encourage settlement adjacent to it, but in fact has not,
and settlement has proceeded in a random fashion.

The distance between

houses is considerable to allow room for agriculture and the overall
impression is of dispersion.
Tenure
Shantytown security from removal is based upon ownership of
land, competing land uses, and owner/non-owner relationships (Figure
2, p. 12).

Individual household security is based upon the legality

and nature of the arrangement between the individual and the land
owner and the individual's judgment of his status in the shantytown.
Shantytown security is, therefore, the composite of individual
security.
Shantytowns in the initial stage are insecure, and of the three
settlements studied, White Friar is the most precarious because of
ownership of the land on which it is located.

The National Water

Authority has not given the residents of White Friar permission to
settle there or implicit recognition.

The shantytown's proximity to
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central Kingston makes the authorities fearful of accelerated growth
of both White Friar and Moonlight City.

Although no recent attempts

have been made to remove the settlers, a successful eviction was
carried out in 1965 when 40 to 50 families were forced off the land
in Warelka Hill; however, re-entry began scon after.

The author

estimates less than a fifty percent change for removal within five
years despite the government *s wishes.
Despite similar public ownership, Hope River enjoys slightly
better security than White Friar.

The settlement is farther removed

from Kingston, the inhabitants are actively engaged in agricultural
activities, and competition from other uses is very low.

At the

time of this study there was little threat of removal. The govern
ment's program to encourage greater food production and more
effective land utilization strengthens Hope River's chances for
survival.
Happy Grove enjoys the most security because the owners of the
land live in the settlement.

One owner moved to Happy Grove in

1970 after obtaining a registered title to the site and agreed to
lease space to needy families.

These lessees built their own houses

and pay quarterly payments for a five-year lease. Provided the
owners are satisfied with their presence, the lessees will be able to
renew their lease at the end of the five-year period.

The present

owners lived on Whitehall Avenue until 1970 when the two sisters
inherited the property from a relative.

Through assistance from

members of a Whitehall church, they obtained registered title and in
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turn encouraged tenancy for needy families.

This situation has meant

considerable individual security for the lessees.
Tenure variations in initial shantytowns are extremely limited
(Table 8).

Squatting is the only tenure in White Friar and Hope River.

Although constantly aware of the potential for eviction, the
squatters also recognize the political and social complications the
government faces in trying to remove them.

At the

time

of the study

tenancy had not emerged in White Friar or Hope River, although it was
not far off in the former settlement because of the small amount of
vacant land available for housing and the settlement's proximity to
central Kingston, the migration source.

In 1973 Happy Grove acquired

15 to 20 squatters who conceivably sought out this isolated settlement
to escape notice of the law.

These squatters have settled west of

Happy Grove on another piece of property.

Local residents claim that

stolen automobiles are brought to the settlement at night, stripped,
and the parts are sold.

The isolated site offers a measure of

protection from the la?, if such activity does indeed take place. The
squatting that is emerging in what began as a private, controlled
settlement threatens the entire shantytown.

Hie squatters are on

privately owned land outside the owner-occupiers 4.75 acres; the
threat by the absente owner to remove the squatters is real and is
likely to prevent Happy Grove from achieving official recognition and
acceptance as a viable, if low income, settlement.
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TABLE 8
TENURE IN INITIAL SHANTYTOWNS
(INTERVIEWS CONDUCTED)

White Friar
No.
%

Hope River
Happy Grove
No.
%______ No._____ %

Owner

0

•

•

0

0

Lessee

0

«

o

0

0 0

Renter

0

0

0

0

0

Squatter

18

100

27

0

0

100

2

16

10

84

0

0 0

a

0

0

Although an estimated 10-13 squatter houses exist in Happy
Grove, the author was unable to obtain interviews from these
residents who were not receptive to questions.

Housing conditions
A three-level housing classification is used in this study, and
it is based on structural soundness and completeness, permanence, and
overall appearance.

Class I houses exhibit architecturally sound

construction without gaps in the roof, floor, or walls.
doors are complete with glass and wood as necessary.

Windows and

Concrete block

and high quality lumber, specifically cut for construction, insure
that the unit will comfortably withstand several years of weathering.
The units present a neat, complete, and durable appearance.
Class II housing is the most frequently observed class of
housing in shantytowns regardless of stage.

Construction is less

precise and carpentry skill is missing from many of the houses, as
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evidenced by the many gaps in floor, walls, and the roof.

Not all

windows and doors are covered with permanent materials to keep out
the wind and moisture.

Permanance is not the mode of this class,

rather the units project a temporary image with low quality wood
most often used in construction.

This housing is generally older,

less carefully constructed, and in need of constant repair (Plate 3).

Plate 3.

Class II house

Class III housing has the poorest construction, most temporary
materials, and the most dilapidated appearance.

Construction skill

is minimal and the units are generally erected without any formal
plan and without architectural expertise.

Temporary material
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includes scrap lumber, vehicle bodies, flattened metal drums, metal
siding sheets, and cardboard.
Materials for house construction are of three types: wood,
concrete, and miscellaneous materials noted previously.
Housing quality and durability are low in initial shantytowns.
A majority of the houses in White Friar, Hope River, and Happy Grove
are Class III units (Table 9).
TABLE 9
HOUSING IN INITIAL SHANTYTOWNS
(INTERVIEWS CONDUCTED)

White Friar
No.
%

Hope River
No.
%

Happy Grove
No.
%

Class
Class I

0

Class II

8

45

Class III

10

•

0

2

8

9

75

55

25

92

3

25

5

27

0

Wood

13

73

25

92

12

Other

0

2

8

0

•

•

0

•

•

•

Material
Concrete

•

•

•

•

0

•

•

100
•

•

Hope River has the poorest housing and Happy Grove exhibits the best
quality units of the three initial settlements, perhaps because of
the higher tenure security.
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Most residents of Hope River and Happy Grove, and more than half
of the White Friar residents, brought material from their former
houses to use in their new houses since their former dwellings were
usually wood and easily dismantled.

Where concrete houses exist as

in White Friar, the occupants had sufficient resources to purchase
the new, durable materials to build.

Two of the five concrete houses

are occupied by families in which the household head works at a
steady job.

These concrete houses were completed prior to occupance

by the residents, a practice rarely found among initial stage
residents.
Most of the houses in White Friar, Hope River, and Happy Grove
are of temporary, poor quality materials.

More than 87 percent of

all houses are scrap lumber but other temporary materials are not
used.

Scrap lumber is easily transported and used again in house

construction while the other temporary materials present problems.
Most of the residents who use scrap lumber brought it from their
former houses.

The absence of temporary materials is puzzling; one

reason the author suggests is the distance from the source of many
of the temporary materials, the wharves and dump grounds.
White Friar is within five miles of them.

Only

The traditional Jamaican

wattle houses made of split saplings and trees were not found in
Kingston's shantytowns.

The author saw only one example of this type

of construction in his fieldwork despite the ready availability of
materials in both Happy Grove and Hope River.

This construction has
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evidently been abandoned in the urban area though it still is used in
rural areas.
Evidence of architectural and carpentry skills is largely missing
in initial stage housing.

A lumber shop operator who lived in

Whitehall, a third stage shantytown, discussed at length the many
problems of house construction.

Based upon his estimation of time

required, materials and cost, the following facts were established
about construction of a one room, 12-foot by 12-foot wooden frame
house in Kingston in late 1973.

A skilled carpenter, practicing his

trade regularly, could erect a one room house in a week with the
assistance of one or two unskilled helpers.

Most shantytown houses

are not put up this rapidly since the occupants lack the skill,
money, and materials to do so.

Materials would cost $525 to $550 if

some used construction materials were employed.

Purchasing all new

materials from large lumber and hardware shops would increase the
costs by 15 to 20 percent since the above figures are calculated from
the cost of materials in a small lumber shop in Whitehall.

A

breakdown of house construction materials based on these assumptions
is included in Table 10. Provided a shantytown resident can
"scuffle" (scavenge) wood of odd shapes and sizes, he can probably
reduce the lumber costs by one third.

Some residents of White Friar

were able to get pieces of board from the wharf area where
considerable scrap lumber is available after packing crates are
opened.

Often, however, it is necessary to know someone working at

the wharf and be on the spot to obtain the scrap materials without

70

charge.

When these materials are used the result is an unfinished

and often poorly constructed shelter.

Subsequent improvements can

do much to disguise the crudity of this type of construction.
TABLE 10
SHANTY CONSTRUCTION COSTS

Material
Uprights
Rafters
Sills
Braces
Siding
Doors
Windows
Floor
Roof (zinc)

16
6
66
6
400'
2
3
200'

2" x 4"
2" x 6"
2" x 6"
2" x 4"
$33.50/100 board feet
$52.75 each
6-frame complete @ $9.00
$33.50/100 board feet

$ 75.00a

14

7' section @ $7.70 each

107.80

SUB-TOTAL

11.00
134.00
105.50
27.00
67.00

$527.30

Labor
Carpenter
Assistant

1 week @ $7.50 per day
3 days @ $3.30 per day

$ 52.50
9.90

SUB-TOTAL

$ '62.40

TOTAL

$589.70

aAll figures are in U.S. dollars.

Since occupancy in emerging shantytowns is of relatively short
duration and tenure is uncertain, improvements to house and yard are
few, however, two improvements were noticeable in all three settle
ments:

paint and glass louver windows (Table 11).
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TABLE 11
IMPROVEMENTS IN INITIAL SHANTYTOWNS
(INTERVIEWS CONDUCTED)

Paint

White Friar

Hope River

No.

No.

___ %®
55

10

Happy Grove

%a____ No.
33

9

%a

8

67

New house

0

•

«

0

•

•

0

Additional rooms

0

•

•

0

•

•

4

33

Glass louver windows

6

7

56

Iron grillwork

0

Other

4

22..5

No improvements

8

45

35
•

•

8

31

•

e

0

•

•

0

0

•

•

2

16

2

16

17

63

•

•

a

Since some houses have more than one improvement totals may
exceed 100%.
More than half of the respondents' houses in the three settlements
were painted.

According to their inhabitants painting protects houses

from insects but also improves their appearance.
of the shantytown houses had glass louver windows.

Thirty-seven percent
Considering the

cost involved this is a significant feature; most probably, these
windows are more for keeping out rain and cool air than for
ornamentation.

As expected from the high percentage of Class III

houses, there are many residents who have made no improvements.

72

Tenure security plays an important role in housing conditions in
initial shantytowns; higher security is coincident with higher
quality.

The owner-occupiers and tenancy of Happy Grove induce a

level of stability and security that is absent in Hope River and
White Friar.

Only two houses in Happy Grove showed no improvements;

the overall quality exceeded that of either White Friar or Hope River.
Inhabitants of Happy Grove seemed willing to spend considerable time
in improving the house and yard despite a lack of money.

The

condition of the yards in Happy Grove reflected community cooperation;
the residents had built low retaining walls around the property to
deflect the slope wash which occurs during heavy rains.
Public services
Shantytowns in the initial stage have only limited water and
electrical services.

Their recent emergence and, in two cases, the

illegal occupation preclude presettlement installation of these
services.

Only when a legal title holder petitions for services, or

the settlement population reaches a level where minimum water services
are mandated for public health reasons, are the services installed.
Table 12 illustrates the low frequency of electrical and water
service.
Only Happy Grove has standpipes within the settlement limits.
Because there are two registered title holders in Happy Grove, two
standpipes have been installed; lessees pay $2.75 per quarter to the
owner for this service.

Only one standpipe serves all of White Friar
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and this is located at the end of Glasspole Avenue.

Residents must

carry all of their water up the narrow path to their houses.
Although they do not pay for the water which is furnished by the city,
most residents claim they would be willing to pay for the service if
it were available closer to the settlement center.

Hope River

residents do not even have city water available to them but use the
water from the river.
TABLE 12
PUBLIC SERVICE AVAILABILITY IN INITIAL SHANTYTOWNS
(INTERVIEWS CONDUCTED)

White Friar
Hope River
Happy Grove
____________________ No.
%______ No.
%______ No._____ %_
Water
No water

18

100

27

100

0

Piped water

0

0

0

Standpipes in yard

0

0

0

Standpipe (distant)3

0

0

12

100

100

Electricity
No electricity
Electricity

16

89

25

92

12

2

11

2

8

0

distant refers to those standpipes more than 100 yards from the
occupant's house.
There appears to be little chance that Hope River will receive
even two or three standpipes in the near future, although these lines
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could be installed without too much trouble since water mains run
along nearby August Town Road.

White Friar has existed seven years

with only one standpipe, and if the reluctance to install water there
is any indication of government recognition of the problem, Hope
River residents will have a long wait.

Currently, there is agitation

for standpipe installation in White Friar, and some efforts by a few
housing officials and church leaders are producing promises to
install at least one standpipe near the center of the settlement.

A

persistent fear of the authorities, that public service installation
will complicate the shantytown problem, lies behind the reluctance
to put in water lines, which are expected to attract more illegal
occupants.

Settlement in Hope River and White Friar occurred without

this service, as was the case with all but one of the study shanty
towns observed in the urban area.

Absence of water is not a

deterrent to settlement in Kingston, although it adds immeasurably
to the inconvenience and hardships of shantytown life.
Electricity was installed in White Friar after the residents
purchased poles and wire.

A pole with four electric meters on it

is located at the foot of the main path on Glasspole Avenue,
indicating that at least four residents have electricity.

Only two

of the respondents had this service, and neither of them sold service
to their neighbors, however, the author observed three cases of
"pirating" in the settlement.

The two cases of electricity service

in Hope River occurred on the west bank of the settlement where five
houses have gone up on the edge of the river channel.

Happy Grove
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has no electrical service, probably because of the small settlement
size and distance from the nearest installed line on Belvedere
Road, one-and-one-half miles away.
Auxiliary services such as police protection, garbage pick-up,
educational, and medical facilities have not even been thought of
by the residents of these shantytowns who are rightly concerned with
the more necessary water service.

Police patrols seldom come into

the settlements unless in pursuit of suspects.

White Friar and

Moonlight City have both gained, unfairly in some cases, the
reputation of being criminal hideouts.

While undoubtedly criminals

use the inaccessibility of the settlements as a cover, the majority
of the residents are law abiding and give the authorities no real
cause for complaint.
Commercial activities
The initial shantytowns have very few commercial activities;
there is only one small produce stand in Hope River and the other two
settlements have no shops or stands.

Settlement location and

threshold population largely determine when commercial activities are
likely to emerge.

White Friar, with the largest population of the

three, is served by the commercial shops and activities along
Mountain View Avenue, Windward Road, and lower Glasspole Avenue.
Grove's population is very small and is isolated.

Happy

With the addition

of a few score families it is likely that a small shop or two
selling staple groceries will be established in the settlement.

Until
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then, subsistence agriculture and dependence upon extra-settlement
commercial activities will continue.
Agricultural activities in Hope River and Happy Grove produce
limited trade between the settlement residents and outsiders.

Hope

River cultivators sell their crops of vegetables to both intra- and
extra-settlement residents and market some of the produce in Papine
Market. One woman journeys all the way to Coronation Market in
central Kingston to sell her callaloo and red peas.

Similar

activities on a reduced scale occur in Happy Grove, where vegetable
plots are smaller and less productive.

Expansion of these

agricultural and commercial activities is dependent upon an
increased water supply to irrigate the crops.
Vegetation
Vegetation in the initial shantytowns is predominantly pre
settlement cover.

Major vegetation consists of macca (penguin)

bush, cassia trees (Canellaceae alba), and low shrubs.

This cover is

heavier in Hope River than in either White Friar or Happy Grove.

The

greater soil fertility and a shallow water table on the river terrace
undoubtedly account for this density.

The nature of the soil and the

rainfall regime mandate xerophytic plants since, during the dry
periods of July and January through March, near desert conditions
exist in the Hope Valley.

One noticeable vegetation feature in

Hope River not common elsewhere is the live fence consisting of
penguin bush which is allowed to grow to a height of three to four
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feet.

Fencing such as this is necessary to protect garden plots in

the settlement from the ubiquitous goats.
Transformation of the rural landscape to an urban one begins
with the initial stage shantytown.

This peri-urban settlement

emerges from the rural setting with partial removal of the existing
vegetation which is cleared to make room for the poorly constructed
and randomly distributed houses. The settlement pattern does not
seem to adhere to any planned structure but rests on the residents'
choices for lots, and on an embryonic path system.

Existing access

routes serve as the first paths to be later expanded into a more
formal road network.

Residents in the initial stage shantytowns

attempt to cope with the struggle for survival by turning to the
soil and growing crops.

These agricultural activities add to the

rural image as much as the predominance of the presettlement
vegetation.

CHAPTER IV
TBANSITORY STAGE:
ADOLESCENT SETTLEMENTS IN AN URBAN AREA
Shantytowns of the transitory stage are but the second phase in
the continuum of development from emerging peri-urban to completely
absorbed residential areas.

In-migration, stemming from national

and metropolitan population growth, hastens removal of rural features
lingering from the initial stage, including vacant land and
subsistence agriculture.

Inhabitants of the transitory shantytown

exert greater control over the landscape; settlement becomes less
chaotic, access networks stabilize, and housing acquires greater
permanence.

The transitory shantytown is the last opportunity for

peaceful removal of the settlement; since the settlement is still
small in area and population, removal activities would not evoke the
extreme political and social turmoil characteristic of removal attempts
in later stages.

This opportunity for removal is seldom seized,

however, and the transitory shantytown is allowed to continue in its
role as a foundation for a more permanent settlement.
Study Settlements
Setting
The author selected for study three shantytowns of the transitory
stage - Riverton City, Mona Commons, and Bay Farm (See Figure 3, p. 15).
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Riverton City occupies a 255-acre site on poorly drained, privately
owned coastal lowland south of Spanish Town Road (Figure 8).

Sand

and gravel deposits, washed down by the gully system from the upper
Liguanea Plain, form the physical base for the shantytown.

Elevation

in most of the settlement is only ten feet above sea level.

Located

four miles from Victoria Park and closer to Kingston's commercial
center than the other study transitory shantytowns, Riverton City is
still physically and culturally marginal.

The poorly drained coastal

lowland retains an obvious physical and cultural stigma despite
improvements.

Since the site is on the lower reaches of the land

drained by Sandy Gully, flooding and slow run-off have long plagued
the area.

The river was rerouted to Hunts Bay by construction of a

more direct channel in 1955.

This improvement, in conjunction with

the massive channelization project on Sandy Gully completed in 1965,
partially ameliorated the hazards of flooding and slow run-off.
Since 1965 the area has become more attractive for selected uses but
considerable land remains open because of flooding during the rainy
season.
Mona Commons, a 29.5-acre shantytown on government owned land,
is also marginal to built-up Kingston (Figure 9).

Located on a

level terrace adjacent to the Hope River 5.5 miles from Victoria
Park, Mona Commons is furthest from the city center of the three
transitory shantytowns studied.

The absence of development to the

east emphasizes the physical and cultural marginality of the shanty
town's site.

There are signs, however, that competition from middle
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income groups for housing will threaten the settlement’s existence in
the decade subsequent to this study.

Plate 4. Riverton City, June 1966
Unlike Riverton City and Mona Commons, the publicly owned site
that is Bay Farm has been enclaved by urban housing making Bay Farm
a more integral part of Kingston than the other two shantytowns
(Figure 10).

A bus route on Olympic Way links Bay Farm with Victoria

Park, 4.3 miles away. Although it does not possess the hazardous
drainage conditions of Riverton City, the settlement experiences
occasional flooding.

The channel of the normally dry gully bed is

choked with debris and quickly fills during the rainy season.

When

Bay

Farm

Settlem ent

Figure 10

Interviewee House
Bay Form Rood

Major Street
400Ft.
Base map: Survey Dept. 1958.

MC
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this happens inhabitants of the houses on the lower terrace must
evacuate until the water recedes.
Settlement history
Riverton City's settlement history is divided into two phases:
from its inception in 1953 until 1963, the area did not contain a
shantytown; the second phase after 1963 witnessed emergence and
development of the shantytown.

During the first phase Riverton City's

developers attempted to sell lots to individuals who would be
interested in erecting middle class houses.

To encourage prospective

buyers, the developers subdivided the property into 50- by 100-foot
lots and installed a road network and water mains.

Lots sold for

$700 which put them within the reach of middle income families in the
1950s.
The middle class did not settle in Riverton City in the
expected numbers for several reasons including:

poor drainage,

speculative buying, changing middle class residential pattern in
Kingston, and isolation from the central business district.

Since the

area suffered from the periodic flooding of both the Salt River and
Sandy Gully, prospective residents avoided it until protective measures
could be installed to prevent this flooding.

The buyer could partially

protect his house from flood waters by building up the house site with
four or five feet of fill prior to construction.

This filling and the

diversion of the Salt River were still inadequate to prevent flooding
in Riverton City during periods of excessive rainfall, as in 1963
when Hurricane Flora struck.
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A majority of the lots in the western half of Riverton City were
sold to individuals during the first decade but few of these owners
built houses.

Some of the buyers intended to build houses when

the drainage problems were remedied; others, noting the proximity of
Riverton City to Spanish Town Road, perceived the potential of this
land for industrial development which was just beginning to push
westward from central Kingston in the 1950s.
bought lots for speculative purpose hoping

Most of these buyers
that their investment

would multiply in value with the passage of time.^ Emigration of many
owners led to a wholesale neglect of Riverton City and greatly
contributed to the lack of interest in developing the site.

This

disinterest and the vacant land encouraged the squatting characteristics
of the site's second decade.
A third factor contributing to the failure of expected housing
development in Riverton City was the change in the direction of
Kingston's middle class residential growth.

Prior to 1950 middle

class housing did not extend west of Hagley Park Road although it
had expanded northwest from Victoria Park and was expected to move
west along Spanish Town Road.

In the following decade middle class

residential areas were developed north and west of Washington
Boulevard.

Increasing automobile ownership and demands for larger

lots made residential development of this area desirable.

Given the

choice between the poorly drained coastal land in Riverton City and

■^Personal communication, Mr. D. Hyde, Ministry of Housing, Land
Survey Section, February 26, 1974.
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the spacious and increasingly accessible suburban area north and west
of Washington Boulevard, the middle class overwhelmingly chose the
latter.
Until the early 1960s low income people and commercial activities
also avoided the site.

The poor showed little inclination to move

away from the market and commercial activities centered on Victoria
Park.

Isolation and inadequate transportation were the two most common
O
reasons respondents cited for not moving to Riverton City earlier.

The ease of access to central Kingston provided by Spanish Town Road
was of little advantage to the urban poor who did not own vehicles.
In the 1950s this accessibility to central Kingston also failed
to attract the commercial activities which would have contributed to
more intensive land use in Riverton City.

Until 1960 there were few

commercial activities along Spanish Town Road west of the junction
O
with Hagley Park Road.
Coincident with government requests for
light industry expansion after 1960 was the construction of the
first large scale commercial activities along Spanish Town Road.

By

1966 three firms were located west of Hagley Park Road; all were on
the north side of the road, further from the flood hazard in Riverton
City.

2
Several Riverton City residents who had recently arrived stated
that they had avoided coming to the settlement earlier because of the
site's isolation. Even in 1974 residents complained of the long time
required to reach central Kingston.
q
Air photographs, Kingston, Jamaica, 1:25,000 (Kingston: Survey
Department, April 13, 1961), 55 Jamaica, Line 30, Numbers 1-5.
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Since 1963 shantytown development has dominated the landscape
of Riverton City.

The site's attractiveness has grown with the partial

amelioration of the flood threat and increased population pressure on
inner city areas.

Squatting, encouraged by vacant land and absentee

ownership, has become the dominant tenure mode in Riverton City.
The disorganized settlement pattern and poorly built houses
evident in 1968 air photographs clearly point to the existence of the
initial stage of shantytown development.^

Squatters did not orient

their houses to either the formal lot system or the embryonic road
network.

By 1968 a majority of Riverton City's 150 houses were

concentrated west of Sandy Gully.

A few lot owners constructed

substantial concrete block houses lending an increased, though
limited, degree of permanence to the beginning settlement and
contrasting sharply with the temporary, one-room shacks of the
squatters.

These owners had purchased a lot while the cost was low

and were firmly committed to remaining in the settlement.
In Riverton City, public service coverage in the initial stage
was more widespread than in any of the shantytowns examined in the
previous chapter.

The water mains installed by the developers

provided piped water to owner yards in 1968.
served the squatters.
squatters.

Only three standpipes

Electricity was available to owners but not to

In a sense, Riverton City had a headstart on other initial

^Air photographs, Kingston, Jamaica, 1:25,000 (Kingston: Survey
Department, 1968), Line 46, Numbers 19-20. Field checked, 1974.
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shantytowns in Kingston’s history. Development followed, rather
than preceded, these measures of planning control and services.

As

the settlement grew after 1970 the influence of these early controls
diminished and Riverton City acquired greater similarity to other
shantytowns of the transitory stage.
Bay Farm’s history is quite different from that of Riverton
City. The national government purchased the land in 1949 but did not
develop it. The site, part of the Tower Hill tract, was planned as
an "industrial Estate"'* but remained vacant until the mid 1960s.

By

1965 redevelopment projects in Trench Town, Kingston Pen, and other
inner city areas had generated a critical shortage of housing space.
At the national government's suggestion, but with no assurance of
ownership or permanent residency, several individuals evicted from
these shantytowns moved to Bay Farm.
During Bay Farm's initial stage, from 1965 to 1968, residents
built houses on both the upper terrace and the lower terrace near
the gully bed.

Most houses were poorly constructed wood dwellings

since the residents used what materials they could salvage from their
former houses.
Bay Farm did not have any public services in its initial stage.
Residents obtained water from the health clinic on Olympic Way or

^Survey Map, Tower Hill, Kingston, Jamaica, 1:2,500 (Kingston:
Survey Department, 1959), L 13 NW 3.
^Air photographs, Kingston, Jamaica, 1:25,000 (Kingston:
Department, 1968), Line 46, Numbers 19-20.
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from neighbors across Bay Farm Road.

Despite the recognition Implied

when the government encouraged people to settle there, the shanty
town had no public services.

Population increases after 1968

introduced landscape changes which changed Bay Farm to a shantytown
in the transitory stage.
Until 1968 Mona Commons was occupied by only a few rural
families who had lived there for several decades. Low shrubs and
cassia bushes covered much of the site although a few small vegetable
plots were cultivated near the widely scattered houses.^

Shantytown

development began after 1968 with a steady influx of people who had
neither implicit recognition nor permission of the owner, the govern
ment, to occupy the land.

Settlement in the initial stage was

closer to the edge of the terrace rather than Papine Road.

As in

Bay Farm and Riverton City the residents constructed poor quality
wood houses.

Until two standpipes were installed in 1972 Mona

Commons had no public services and the residents got water from two
nearby churches.

A spurt of in-migration propelled Mona Commons

into the transitory stage during 1973.
Relative location
Entry into the second stage has not meant a significant
improvement in the relative location of Riverton City which remains

^Air photographs, Kingston, Jamaica, 1:25,000 (Kingston:
Department, 1968), Line 48, Numbers 18-19.
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similar to that of White Friar and Hope River.

Riverton City, in its

second stage, is still at the edge of the urban area (See Figure 3,
p. 15 and Figure 4, p. 42).

Mona Commons also remains at the margin

of built-up Kingston but with prospects of encroachment on three
sides by growing residential and public uses.

Only Bay Farm is

completely enclaved by residential use; the periphery of the city is
three miles to the northwest.

This enclavement has brought a

measure of accessibility; bus service through the Bay Farm area is
twice as frequent as in Mona Commons and more timely than in
Riverton City.
Population characteristics
In-migration is the primary factor in population growth in
second stage shantytowns.

Although increases in Bay Farm were small,

both Riverton City and Mona Commons experienced sharp rises in
population between 1972 and 1974 (Table 13).
Clustering of residents is most readily discernible in Riverton
City where two nodes of population emerged after 1970.

With removal

of the flood hazard the unlotted western bank of Sandy Gully was
available for settlement, and it contained more than 110 randomly
distributed houses by 1974 (Plate 5).

Brighton Avenue, with a

nucleus of owner-occupied houses, is Riverton City's other population
cluster.

There is no discernible clustering in Bay Farm and housing

in Mona Commons is clustered in a strip of land just above the valley
wall.

In the three transitory shantytowns studied clustering was

disappearing as the open jspaces were abrogated for houses.
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TABLE 13
POPULATION AND DENSITY, TRANSITORY SHANTYTOWNS, 1959-1974

Acreage

Riverton City

Mona Commons

Bay Farm

255

29.5

5.5

0

30
195
6.6

1959 houses
population
density/acre

•

a

a

a

1968 houses
population
density/acre

150
975
3.8

1972 houses
population
density/acre

250
1625
6.4

1974 houses
population
density/acre

400
2600
10.1

10 a
65
2.2
30
195
6.6
150
. 975
33

0
a

a

a

a

35
327
59.4
17 b
110
20 b
55
357
65

aEviction of 20 to 30 families occurred in 1966-67.
^Unreliable as no evidence of eviction or removal of houses was
found.
Land use
Although more than 75 percent of the land in beginning shanty
towns is vacant, less than 50 percent of the land in Riverton City
and Mona Commons is idle and only 20 percent of Bay Farm is open.
Agriculture accounts for an estimated 15 percent of Bay Farm's and
Mona Commons' area but only two percent of the land in Riverton City
is under cultivation, however, agriculture has never been important
in Riverton City because a high water table and brackish water make
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crop cultivation difficult.

The population increase of the second

stage has had little effect on the amount of agricultural land use
since few residents cultivated crops in the initial stage.

Plate 5.

Riverton City, August 1973, looking northnorthwest towards Spanish Town Road

Unlike Bay Farm and Mona Commons Riverton City contains large
scale commercial activities that compete with residential land use.
Field observation in 1974 suggested that as much as 15 percent of
the land is in commercial use.

Between 1970 and 1974 five commercial

firms moved into Riverton City to locate along Riverton Boulevard,
the perimeter road and the settlement's western boundary. The
emergence of this land use is evidence of the shift in attitudes of
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city officials and private industries who see Riverton City as an
industrial park rather than a middle class housing area.
All three of the study shantytowns have room for residential
expansion though Bay Farm has severe limitations.

In 1974 there was

only enough space for an additional 15 to 20 houses in the eastern
end of Bay Farm.

Beyond that, additional residents would have to be

accommodated by further increasing housing density in the already
crowded site.

Riverton City had the greatest amount of available

land but residential uses must compete with future commercial land
uses.

Expansion of housing to the west and south could continue for

an additional four or five years at the 1974 rate of population
growth. West of Portland Avenue vacant land is a dominant landscape
feature in spite of a few scattered houses.

Some vacant land is

available in Mona Commons but there appears to be an attempt by the
residents to keep it from being settled.

The presettlement brush

cover has been retained on a strip of land between Papine Road and
the shantytown.

Since the vegetation is five to six feet high it

acts effectively as a buffer and camouflages the settlement from view
from the road.

Residents prefer not to settle this open space for

this reason and openly discourage newcomers to the shantytown from
building in the area.
Tenure
Tenure security of transitory shantytowns is slightly better
than that of the initial stage.

Although the land earners of
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Riverton City have not removed any of the settlement's residents, the
competition from commercial activities has caused some alarm among
the inhabitants.

Two separate but influential incidents have

threatened the security of Mona Commons and Bay Farm. Urban
authorities have considered developing Mona Commons for middle class
housing which prompted the residents to meet with the area's political
representative; Mona Commons* proximity to the University gives
credence to the specter of nonshantytown residential use.

A housing

cooperative developing on several acres of public land west of Bay
Farm has threatened the settlement's security since the residents
fear a similar development may be slated for Bay Farm.

The govern

ment has already sold 1.4 acres of the original Bay Farm tract to
an individual, however, he had not developed the land in early 1974.
Because of these combined threats Bay Farm's security is lowest of
the transitory settlements examined.
The existence of a citizen’s association in both Mona Commons
and Riverton City contributes to a more optimistic outlook for these
settlements' future.

The Mona Commons Association is actively

attempting to build a solid community attitude and promote agriculture
and self-help housing projects.

By cooperative, settlement-wide

solidarity, the association hopes to be able to speak for the
settlement and receive recognition for the shantytown and the
association.

In Riverton City the owners along Brighton Avenue have

organized an association; fieldwork indicated that this association
is less cohesive and goal directed than the association in Mona Commons.

Squatting is the dominant tenure in all three settlements and
newly arriving migrants enter without title or formal tenancy
agreements (Table 14).
TABLE 14
TENURE CONDITIONS IN TRANSITORY SHANTYTOWNS
(INTERVIEWS CONDUCTED)

Riverton City
No.
%
Owner

13

Lessee

0

0

Renter

0

0

26

Squatter

33

Mona Commons
No.
%

Bay Farm
No.
%

0

0

0

0

0

0

0

0

0

0

0

0

0

0

1

4

0

0

0

25

96

67

15 100

There are no resident lot owners in Mona Commons and Bay Farm. When
the land is publicly owned lot ownership is unlikely in the
transitory stage.

Public agencies are extremely reluctant to

expedite transfer of lot ownership to newly arriving migrants or
pioneer residents even though the squatters might be willing to pay
for the land over a period of time.

The short history of the

transitory shantytown also contributes to lew ownership frequency
since transfer of title frequently requires two or three years,
even in cases where legal ownership is clearly established prior to
transfer.

Three of the 13 owners in Riverton City were former

squatters who had acquired title through squatters rights; the other
ten had purchased their lots.
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Tenancy rarely occurs in the transitory shantytowns studied.
Since space is readily available crowding is minimal.

Migrants are

relatively free to select land for construction of a house and
rarely subdivide it for tenancy.

Few of the newly arriving migrants

are interested in becoming dependent on others for housing space
when it is reasonably easy to acquire land for oneself.

Since

squatting is open and common in all of the settlements, migrants are
reluctant to pay for occupation rights to a smaller area in another
squatter’s yard.

Pioneer residents who squatted on land cite the

desire for privacy and continued subsistence cultivation as reasons
for not beginning tenancy arrangements.

Lack of capital is another

factor inhibiting tenancy development.

Most squatters, and even the

few lot owners in Riverton City, barely have sufficient capital to
construct their own houses and have very little left over to construct
other dwellings to which renters can be attracted.

Many of these

reasons cited are individually strong enough to discourage tenancy;
together they more than outweigh whatever demands the low population
exerts for tenancy development.
Although no tenants were interviewed Riverton City does have
several tenant yards; Mona Commons has only one small tenant lot.
Riverton City’s yards are confined to the densest area just west of
Sandy Gully on the reclaimed land that is owned by the government.
All residents of this land are squatters, and since the government is
notorious for its inability to remove squatters, attraction to the
area has been strong.

The resulting crowding has led to tenancy
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despite the absence of legal owners.

A common practice in Riverton

City is to rent out a room to a new arrival for a short period of
time until the renter can put up a shelter for himself.

In this

sense many residents are landlords who do not seek long-term renters
but establish tenancy arrangements when the need arises. Mona
Commons’ one tenant yard contains four, one-room rental units, all
under one roof.
Housing conditions
The homogeneity of poor quality, crudely constructed houses is
broken occasionally by durable structures.

A majority of the houses

are of Class III quality and most of the Class I and Class II houses
in the study shantytowns belong to owners (Table 15).
TABLE 15
HOUSING CONDITIONS IN TRANSITORY SHANTYTOWNS
(INTERVIEWS CONDUCTED)

Riverton City
No.
%

Mona Commons
No.
%

Bay Farm
No.
%

2
13
24

5
33
62

0
4
22

0
1
14

7
8
24

18
20
62

0
4
22

Class
Class I
Class II
Class III

•

•

15
85

•

•

7
93

Material
Concrete
Wood
Other

•

•

15
85

0
1
14

•

•

7
93
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Forty-nine percent of the residents in Riverton City and 48 percent
in Bay Farm came to the settlements from the inner city areas of
Trench Town and Kingston Pen.

Since most of these people were

renters or had lived in concrete houses, they could not salvage much
construction material and built their dwellings using what materials
they could buy or scavenge.
Construction materials used in this stage are predominantly wood
although of low quality and a wide variety of sizes and shapes.
Riverton City residents relied heavily on their proximity to the
industrial and commercial firms along Spanish Town Road to scavenge
construction materials.

Packing crates, boards, and scrap lumber

were commonly used construction materials.

Push carts loaded with

with these materials were seen frequently in the settlement during
field work.

Although no respondents' houses were made of these

materials, field observation suggests that five to eight percent of
the houses in Riverton City are made of metal sheets, vehicle bodies,
and cardboard (Plate 6).

Temporary materials were frequently noted

in Mona Commons and Bay Farm but they were almost universally scrap
lumber, not metal sheeting, vehicle bodies, or cardboard.

These

settlements are too far removed from the source areas to depend
heavily upon commercial and industrial discards.

Absence of the

latter materials eliminates variety and produces a monotony of the
unpainted, roughly assembled, scrap lumber houses.

Seven of the 11

owners had concrete houses; the inhabitants all stated that since
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they planned to remain in Riverton City they built their houses with
the most durable materials they could afford.

Plate 6. Frame for a typical one-room house. The
owner is living in a structure constructed
of packing crate boards at the rear of the
lot.
Fencing undergoes metamorphosis between the first and second
stages.

The vegetation and barbed wire fences of the initial stage,

which were designed to keep animals out of the agricultural plots,
almost disappear by the transitory stage.

In the second stage

board and metal sheeting fences make their appearance.

These fences

are generally five to six feet high and have no large gaps.
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Residents of the second stage shantytowns stated that they erected the
fences for privacy since the settlements were becoming increasingly
crowded.

High fences of this type are most common in more crowded

Bay Farm.

Riverton City has fewer high fences in the relatively open

western end of the settlement, but, in the more densely populated land
adjacent to Sandy Gully, almost every house and yard is enclosed by a
fence.
Improvement levels are low in the second stage and only minimal
repairs are made.

Painting of the house was the most frequently

observed improvement and this occurred in only 30 of 80 cases
(Table 16).
TABLE 16
IMPROVEMENTS IN TRANSITORY SHANTYTOWNS
(INTERVIEWS CONDUCTED)

Riverton City
%a
No.

Mona Commons
No.
%a

Bay Farm
No.
%a

19

49

8

31

3

20

New house

4

10

0

• •

0

• •

Additional room

9

23

1

4

0

• •

11

28

3

11

0

e «

Iron grillwork

7

18

0

• •

0

• •

No improvement

16

42

15

58

12

80

Paint

Glass louver windows

aSince houses have more than one improvement totals may exceed
100%.
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A high percentage of houses did not show any Improvement at all. The
absence of' improvement is most noticeable in Bay Farm and Mona Commons
where no new houses, apart from the original structures, have been
built and where only one case of room addition was noted.

Both of

these settlements have resident owners and shorter histories than
Riverton City.

Although it is highest in Bay Farm uncertainty of

tenure plays a contributing role in the low level of improvement in
all the settlements.

Informants repeatedly pointed to the questionable

future of the settlement when asked what improvements they would like
to make.

Where tenure security is high, as is the case of the

owners in Riverton City, considerable improvements have been made.
New house construction, more than one room, glass louver windows,
and ornamental iron grillwork were found among this owner group in
Riverton City.

Investment in these improvements was made with the

assurance of continued tenure.

All of the owners have painted

their houses, and there was a conscious effort to maintain the yard
as well as the house.

Fences on Brighton Avenue are not metal

sheeting, but either concrete block of plain wire with shrubs growing
along the fence.

In four of eight owner yards the gate was wrought

iron instead of the functional, but unattractive, board gate used
extensively elsewhere in the settlement.
Public services
Public service

coverage in. the transitory stage, shantytowns

(Table 17) is only slightly better than in the initial shantytowns
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Between 1972

studied.

and 1974 four communal standpipes were

installed in the western section of Riverton City in addition to the
three existing ones, however, demand continued to outstrip the
supply.

Owners, especially those along Brighton Avenue, generally

had standpipes in their yards or water piped into their houses.
TABLE 17
PUBLIC SERVICE AVAILABILITY IN TRANSITORY SHANTYTOWNS
(INTERVIEWS CONDUCTED)

Riverton City
No.
%

Mona Commons
No.
%

Bay Farm
No.
%

Water
No water

18

46

0

»

•

15

Piped water

5

13

0

•

•

0

•

•

Standpipe in yard

5

13

0

•

•

0

0

0

11

28

26

100

o

9

9

No electricity

26

67

26

100

15

Electricity

13

33

0

Standpipe (distant)

100

Electricity

e

•

0

100
0

0

The lack of water in Bay Farm, and its attendant inconvenience,
is understood by the residents as a sign of the government's
unwillingness to recognize Bay Farm as a permanent settlement.
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Occasionally, a water hose is strung from the low-income government
housing area across Bay Farm Road to the shantytown.

This temporary

measure Is dependent upon the neighbor's cooperation and the
shantytown resident's ability to pay for the water.
Residents of Mona Commons want two or three standpipes in
addition to the two now serving the 150 houses.

Since no owners are

present in the shantytown it is unlikely that new pipes will be laid
until the settlement population reaches such levels that the lack of
water becomes a health hazard.
Neither Bay Farm nor Mona Commons has electricity, the
installation of which is more dependent upon the Jamaica Public
Service Company's assessment of the customer's ability to pay.
Mona Commons residents have expressed interest in obtaining poles
and lines at their own expense to further encourage installation.
Initiative for this service acquisition is much stronger in Mona
Commons than in Bay Farm where no citizens' association is present.
More than one-third of those interviewed in Riverton City had
electricity but this included nine of the thirteen owners.

Ownership

with title brings a quicker and more positive response from the
Jamaica Public Service Company than non-ownership when electrical
service is requested.

Growing interest in Riverton City by commercial

activities has accelerated the installation of electrical service.
The development of the industrial firms along the western end of
Riverton Boulevard between 1968 and 1974 occasioned installation of
three lines along Riverton Crescent and Westmore Avenue.

The author
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saw occasional pirating from these lines but It was not as widespread
as might be expected in a squatter area.

There were no electrical

lines in the densely populated squatter area near the gully.
Auxiliary services are nonexistent in Riverton City, Mona
Commons, and Bay Farm. Police protection is especially difficult
because of poor roads in Riverton City and lack of roads in Mona
Commons and Bay Farm.

Instead of garbage pickup in Riverton City,

garbage dumping occurs; elsewhere garbage is either burned or
dumped into the gullies.

There is no formal street network in Mona

Commons and Bay Farm where pedestrian paths are the only transpor
tation routes.

Riverton City's street network, developed in its

entirety prior to settlement, includes three hard-surfaced streets:
Westmore Avenue, Riverton Boulevard, and Brighton Avenue.

The major

north-south streets of Portland and Westmoreland avenues were once
barber-greened (asphalted).

This hard surface has since washed away

or had sediment deposited over it leaving streets pocked with holes,
stagnant water, and piles of garbage.

Portland Avenue serves as

the access route for KSAC garbage trucks to the dump grounds south
of the settlement and is in very poor shape.

Driver impatience

with the bad road conditions occasionally lends to dumping of
garbage onto lots along Portland Avenue, regardless of the fact that
some lots are occupied. No educational or health facilities are
operated by the government in any of the transitory settlements.
Residents in Riverton City must travel to the Hagley Park Road
clinic for health care. A government health clinic on Olympic Way
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is close to Bay Farm and provides minimum care for the residents.
Mona Commons is directly across from the University of the West
Indies Hospital where emergency treatment is available.
Commercial activities
There are commercial activities in two of the transitory
shantytowns studied; Riverton City has both large- and small-scale
commerce but Mona Commons has only small businesses.

Large

commercial activities in Riverton City are concentrated on the south
side of Spanish Town Road and at the western end of Riverton
Boulevard.

Approximately 75 percent of the lots adjoining Spanish

Town Road, from Washington Boulevard east to the squatter camp on
the bank of Sandy Gully, are owned and used by industry.

Only a

few squatter shacks remain on these lots, the prices of which
averaged $11,000 in 1974; interior lots averaged $5,000 to $7,000
apiece.

The land adjacent to, and for two blocks south of, Spanish

Town Road is slated for commercial development.

Industrial

expansion on Riverton Boulevard is unlikely to continue westward
since this land is in St. Catherine Parish and is part of a vast
sugar estate still under cultivation.
towards the vacant land to the east.

Attention will probably turn
Although the proportion of

land used for industry in Riverton City is increasing, it is
doubtful if the area will become completely industrialized in the
next two or three decades.
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Small businesses are more frequent and widespread in Riverton
City than in Mona Commons, a result of larger population and isolation
from competing markets and retail centers.

The major produce market

nearest to Riverton City, the Agricultural Marketing Company (AMC),
is two and one-half miles east on Spanish Town Road.

At least seven

small businesses are adjacent to Spanish Town Road, many of them
close to the more populated reclaimed land near the gully channel.
Brighton Avenue is emerging as a commercial node with five small
shops, including two grocery stores and a bar.

One of the grocery

stores, a sturdy concrete building with a moderate selection of
merchandise, is large enougjh to be classified as a large-scale
enterprise although it is run by the local resident who owns it.
Growth of this commercial node on Brighton Avenue will depend upon
the continued influx of migrants.

In 1974 no industries similar to

those on Spanish Town Road and Riverton Boulevard threatened
squatting in the interior of Riverton City, so that residential
growth will continue to provide a market for more shops and services.
In Mona Commons the first commercial activities, two small
produce stores, opened in temporary buildings in 1974,one at either
end of the shantytown.

One factor inhibiting the development of

commercial activities in Mona Commons is proximity to Papine Market
and the commercial node just north of the shantytown.

It is unlikely

that small shops will develop as rapidly in Mona Commons as in other
shantytowns since the Papine facilities are so close.
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In 1974 Bay Farm had no commercial activities although it was
likely that one or two small shops would open soon.

Stiff competition

from the commercial node at Bay Farm Road and Olympic Way has
discouraged small businesses in the shantytown.

A two-room grocery

store with a wide variety of products, a dry cleaning shop, two bars,
and a betting shop are located at this node.

In addition to these

formal activities, an open air market one-half block north of the
node attracts maximum traffic and serves shantytown residents.
Vegetation
The vegetative change, experienced by the study settlements,
from the initial to transitory stages summarizes the nature of the
second stage of shantytown development.

The residents clear the

presettlement vegetation to make way for houses as the population
increases; the reduction of subsistence agriculture and vacant land
are portents of an urbanized future for the shantytowns.
Prospects for continued growth of the transitory shantytowns
are mixed.

The inhabitants of Riverton City and Mona Commons are

optimistic about their settlements' future and generally seem
committed to improving their living conditions.

These shantytowns

provide a stable foundation for future commercial, public service,
and residential activities, which would make the settlements more
integral parts of Kingston.
Bay Farm are not very bright.

Prospects for continued growth of
The tenure security is low and Bay

Farm's small size makes the possibility of complete removal greater
than in either Riverton City or Mona Commons.

CHAPTER V
INTERMEDIATE STAGE: THE COMING OF AGE
The third stage of shantytown development is an important mile
stone.

The shantytown becomes firmly established as a viable,

permanent settlement in the urban area; implicit recognition by
the urban authorities increases the likelihood of the settlement's
continued development.

Removal opportunities decrease because of

greater population and the growing political and social liabilities
of such action.

Shantytowns of the third stage possess a stability

that has been absent from the previous stages.
The intermediate shantytown is the most numerous stage in
Kingston, and the author located 1< third stage settlements in
1974 (Figure 3, p. 15). With the three exceptions the settlements
form a crude discontinuous, but discernible, east-west belt
stretching across central St. Andrew Parish.

All began on the

then periphery of the built-up city, but by 1974 13 of the 14 had
become enclaved by low, middle, or upper income housing.

Nine of

the 14 shantytowns are located on land adjacent to one of the many
gullies of the Liguanea Plain.

Before gully channelization in the

mid-1960s this land was considered marginal for residential and
commercial use because of the severe flood threat.

When they needed

additional housing space the poor found very little competition for
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this gully land.

In addition to the similar locational features

possessed by the intermediate stage shantytowns, all but one (Railway)
are privately owned land.
Study Settlements
Setting
From these 14 shantytowns the author chose three for study;
Grants Pen, Whitehall, and Cassava Piece.

Hie first two are among

the largest of Kingston's intermediate settlements.

Grants Pen, a

450-acre shantytown, is located between Barbican and Sandy gullies
east of Constant Spring Road (Figure 11). The settlement originated
at the intersection of Shortwood and Grants Pen roads, which serves
as the nucleus for the shantytown's commercial and transportation
activities, and expanded along the vacant land adjacent to the
gullies.

The settlement was enclaved by the rapid growth of middle

and upper income housing in St. Andrew Parish after 1960.

In 1974

this housing expansion threatened encroachment on Grants Pen's
northern and eastern boundaries.
Whitehall, a 407-acre shantytown, lies south of Constant Spring
Gully between Red Hills Road and Mannings Hill Road (Figure 12).
Enclavement by middle and upper income residential activities occurred
concurrently with those in Grants Pen and has brought encroachment
along Whitehall Avenue further dissect the shantytown.

In addition

to residential encroachment, large scale commercial activities have
all but taken over the shantytown land adjacent to Red Hills Road.

Grants

Pen

Figure 11
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At 26 acres Cassava Piece is the smallest of the intermediate
shantytowns analyzed.

The settlement is wedged between Constant

Spring Gully and middle and upper income residential areas to the
south and east (Figure 13). A large hill separates the settlement
from Mannings Hill Road and hides the shantytown from view.

The

encroachment threat is not as serious in Cassava Piece as in Grants
Pen or Whitehall.
Settlement history
Evolution of the three study settlements was less uniform than
their gully-side location in central St. Andrew and their private
ownership.

Prior to 1940 preshantytown settlement in Grants Pen,

Whitehall, and Cassava Piece was confined to a few rural cultivators,
many of whom had received a small plot of land from the estate owners
who employed them.

Most of the study settlements' land was included

in the once vast sugar estates that covered much of northern and
western St. Andrew Parish prior to 1900.^ Before 1940 Kingston's
built-up area extended north only as far as Halfway Tree (Figure 3,
p. 15 and Figure 4, p. 42). Ten years later the city's edge had
moved north and west to Sandy Gully.

This expansion of Kingston

made formerly rural areas in central St. Andrew Parish more attractive
for urban residential use.

It was during this decade of urban aeral

growth that initial shantytowns began in Grants Pen, Whitehall, and
Cassava Piece.

^Maria Nugent, Lady Nugfettt*8 Journal, ed. by Frank Cundall
(London: Institute of Jamaica, 1934), p. 385.
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Hie author used air photographs of the shantytowns taken in
1941 and 1949 as the basis for reconstructing their initial stages.
In 1941 Grants Pen was covered by heavy tree and brush vegetation
broken only by an occasional house or agricultural plot. 2 Population
was dispersed and densities were low (Table 18). With only 15 houses
and scattered cultivation plots, no more than five percent of Grants
Pen was resldentially or agriculturally used.

There were no public

services in 1941, and, according to pioneer residents, water was
drawn from the gullies or purchased from vendors.

Between 1941 and

1949 an additional 60 houses were built in Grants Pen and more of
the presettlement vegetation was removed.3

At the end of the decade,

public water was still missing from the settlement but two dirt roads
transsected Grants Pen:

Shortwood and Grants Pen roads.

A few

small businesses were clustered at the intersection of these streets.
The beginning of shantytown development in Whitehall paralleled
that in Grants Pen.

In spite of the 20 houses, trees and brush

blanketed the area north of Whitehall Avenue in 1941.4 This
homogeneous landscape began to show signs of change by 1949; 55
dispersed houses indicated a population increase and several dirt

2

Air photographs, Kingston, Jamaica, 1:50,000 (Kingston:
Department, 1941), Line 24, Numbers 219-20.
3Air photographs, Kingston, Jamaica, 1:9,000 (Kingston:
Department, 1949), Line 4, Numbers 21-22.
4Ibid.
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TABLE 18
POPULATION AND DENSITY, INTERMEDIATE SHANTYTOWNS 1941-1974

Grants Pen

Whitehall

Cassava Piece

450

407

26

1941 (Air photographs)
Houses
Population
Density/acre

15
98
1

18
177
1

e

e

0

•

1949 (Air photographs)
Houses
Population
Density/acre

170
455
1

55
358
1

27
175
6.7

1959 (Survey map)
Houses
Population
Density/acre

545
3543
7.9

375
2438
6

75
488
18.8

1960 Census
Population
Density/acre

3996
8.9

1194a
2.9

563
21.6

1968 (Air photographs)
Houses
Population
Density/acre

1200
7800
17.3

825
5363
13.2

100
650
25

1970 Census
Population
Density/acre

8055
17.9

5517
13.5

786
30

1974b
Houses
Population
Density/acre

1400
9100
20.2

950
6175
15.2

135
878
34

Acreage

0

aThe author considers this to be an under-count.
kThese figures are estimated from field checking and in general
represent a 10 to 15 percent increase over 1970 figures.
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roads ran through or near Whitehall.

The intersection of Whitehall

Avenue and Red Hills Road had attracted three or four small
businesses to serve as the node for later commercial development.
There were no public services in Whitehall until after 1950.
Shantytown development in Cassava Piece followed the same
pattern as in Grants Pen and Whitehall and it is likely that only a
few rural cultivators lived there prior to 1949.

At that time there

was heavy tree cover and very little land had been cleared for
cultivation.^ No path corresponding to Cassava Piece Lane was
discernible in 1949.
By 1955 the study settlements
Although population had increased,

had entered the transitory stage.
the questionable ownership

and

flood threats of the gully land discouraged all but the very poor.
The drier and formally lotted land surrounding the shantytowns
attracted middle income groups and the enclavement process was
underway by 1955.
In Grants Pen there was nonshantytown residential development
to the south and west by 1955.

Within five years developers had

purchased tracts north and west of

the shantytown for housing

andthe

enclavement process was complete.
In Grants Pen, population increased from an estimated 455 at the
start of the decade to near 4,000 by 1960 (Table 18, p. 115).

5Air photographs, Kingston, Jamaica, 1:9,000 (Kingston:
Department, 1949), Line 3, Numbers 22-23.
6Ibid.
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Clustering was most evident at Four Roads and in a linear pattern
along Shortwood and Grants Pen roads.

The demographic change

precipitated land use changes in the shantytowns, most notably
decrease in vacant land and agricultural use.

By 1961 approximately

50 percent of Grants Pen was in residential and commercial use.
The rapid growth of Kingston between 1950 and 1960 placed a
severe strain upon public services throughout the city and, since
Grants Pen did not have explicit official recognition, water services
were limited to dispersed standpipes, although a few of the resident
lot owners did have standpipes in their yards.

Electrical service was

even more limited; where lines did run through the shantytown, they
followed the arterials and seldom reached the interior of the settle
ment.

By 1961 Shortwood and Grants Pen roads had designated street

names and a hard surface.

A system of footpaths later served as the

basis for formally designated streets in Grants Pen.

Bus service,

ostensibly established for the growing middle class areas beyond
Grants Pen, was available on Constant Spring and Shortwood roads.
As a result of increased population, and because there was no
competition within a one-mile radius, the commercial node at Four
Corners continued to expand.
Although Whitehall was fully enclaved by the time of this study,
the process was not completed in its second stage.

Developments

similar to those near Grants Pen occurred to the south of Whitehall at
about the same time but suburban expansion to the north did not occur
until the 1960s.
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Although the 1960 Census data are suspect, It Is evident that
population growth in Whitehall was slower than in Grants Pen.

In the

transitory shantytown, clustering was evident along Mannings Hill
Road, Whitehall Avenue, and Red Hills Road.

Because of the slow

increase in residential and commercial use, approximately 60 percent
of the shantytown land remained vacant or in agriculture in 1961.^
Three communal standpipes were added to Whitehall by 1960.
Because there were water mains in these streets, residents along Red
Hills and Mannings Hill roads could install water in their houses
or yards.

Electricity service in Whitehall was limited to owners.

Bus service began by 1955 along Whitehall Avenue and the other two
arterials:

Red Hills Road and Mannings Hill Road.

However, other

public services eluded Whitehall residents until the late 1960s.
Possibly because its isolated site and limited size attracted
fewer people, Cassava Piece's progression through the transitory
stage was slow.

Although the settlement was limited on the north and

west by Constant Spring Gully, densities exceeded those of Grants Pen
and Whitehall during 1950-1960.

Crowding necessarily produced higher

proportions of residential land use; by 1965 almost 60 percent of the
land was taken up by housing.
Public services still were not present in Cassava Piece in 1960
despite it ten years of existence.

The nearest bus service was two

^Air photographs, Kingston, Jamaica, 1:25,000 (Kingston:
Department, 1961), Line 17, Numbers 11-12.
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or three blocks from the shantytown boundaries and only dirt paths
ran through the settlement.
Indices
Relative location
Since Grants Pen, Whitehall and Cassava Piece began, the
urban limits have moved outward (Figure 3, p. 15 and Figure 4, p. 42).
In 1974 the periphery was at least 2.5 miles beyond any of the three
settlements; between their origins in the late 1940s and 1974, the
relative location of Grants Pen, Whitehall, and Cassava Piece shifted
progressively further from this periphery.
Accessibility of Grants Pen and Whitehall to other sections of
Kingston has increased in the third stage with installation of new
bus routes and with more frequent service on existing routes.

Grants

Pen has two routes through the settlement offering twice hourly
service for the 35 minute ride to central Kingston. Four additional
routes pass on Constant Spring Road only three blocks west of
Grants Pen.
Whitehall's bus service is similar in extent and frequency to
service in Grants Pen; one line runs through Whitehall and three others
pass on Red Hills Road.

Although there is no bus service through it,

there are numerous routes only three blocks from Cassava Piece on
Constant Spring Road.

All of the bus routes connect with other lines in

central Kingston at Half Way Tree in southern St. Andrew Parish to
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allow the passengers access to most areas in Kingston.

The inhabitants

of shantytowns depend almost entirely on bus service for transportation.
Population characteristics
In their third stage, shantytowns become crowded.

The open space

and vacant land of the previous stage disappears as the population
increases.

The three Intermediate shantytowns studied, in 1974, had

fewer than ten lots vacant or used for agriculture.

Densities were

between 15 and 35 persons per acre and clustering was difficult to
discern.
The population growth in Grants Pen, Whitehall, and Cassava
Piece since 1965 is a combination of in-migration and natural increase.
The problem lies in assigning weight to the two factors proportionate
to their importance to growth.

One means of testing the importance

of in-migration in the three study shantytowns is to determine how
many of the present residents have moved in since the previous stage
of development.

By asking how long respondents have lived at their

residence, the author estimated the role of in-migration in shanty
town growth.

Of the 462 residents interviewed in the three settlements

314 or 64 percent entered the settlements after 1960 (Table 19).
Owners, lessees, and renters were all included although, as expected,
owners generally have lived in the shantytowns longer than either
lessees or renters.

Renters are the most transient of the tenure

categories;

166 or 95 percent of the renters came into the settlements

after 1960.

Although no data were available for natural increase rates

for the intermediate stage shantytowns in the intercensal period 1960-
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TABLE 19
DURATION OF OCCUPANCY IN INTERMEDIATE SHANTYTOWNS
(INTERVIEWS CONDUCTED)

1960 or before

Post 1960

Grants pen
Owner
Lessee
Renter
Total

42
18
7
67

9
37
144

Whitehall
Owner
Lessee
Renter
Total

28
28
2
58

11
80
56
147

Cassava Piece
Owner
Lessee
Renter
Total

8
12
3
23

1
10
12
23

148

314

Date of entry

Totals

98

1970, the parish growth rate was 3.87 percent per annum and it is
doubtful if the shantytowns dropped below this figure at anytime in
this decade.

Personal observation and interviews have led the author

to conclude that in-migration retains a major role in population growth
in the third stage shantytowns but, with increasing stability and the
declining availability of space, natural increase is fast closing the
gap.
Land use
The population pressure in the third stage shantytowns is sufficient
to reduce the amount of vacant land to less than five percent.

In 1974
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only eight lots were idle in Grants Pen, Whitehall, and Cassava
Piece.

This contrasts markedly with the transitory shantytowns

studied in which as much as 60 percent of the land was vacant.

The

author estimates that less than two percent of Grants Pen, Whitehall,
and Cassava Piece are used for cultivation; competition from other
uses is simply too great to make agricultural use profitable.
Residential use is the largest land use category in shantytowns
of the third stage.

Over three-fourths of the land in Grants Pen,

Whitehall, and Cassava Piece is used for housing.
increased residential use are important.

Two aspects of the

Tracts of both idle and

developed land within Grants Pen and Whitehall are being developed for
middle income housing.

Additionally, lot owners are turning their lots

into tenant yards or subdividing them for lessees.
Although proportionally not as important as residential, use in the
intermediate shantytowns, commercial land use is nevertheless
significant and there are more commercial activities than in the
transitory shantytowns studied.

Four Roads in Grants Pen is completely

fronted by businesses and more than 15 lots along Grants Pen Road are
commercially used.

In Whitehall commercial activities are clustered

along Red Hills Road but there is no large scale commercial land use in
Cassava Piece, a situation usually found in initial or transitory
settlements.
Public land use is of secondary importance when the shantytown
enters the intermediate stage, but becomes increasingly important as
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the shantytown develops.

More than five percent of the land in

Grants Pen and Whitehall is publicly used as a result of the formal
street network, public schools, and churches.

This use will

undoubtedly grow with increased school and health facilities and a
greater number of formally designated streets in subsequent stages.
Cassava Piece has more recently entered the intermediate stage and
has no schools or churches and only one road; less than one percent
of the land use is public.
Land tenure
The intermediate shantytown is the first stage in which resident
ownership of land is frequently formalized.

One-fifth of the residents

interviewed in Grants Pen, Whitehall, and Cassava Piece were owners
(Table 20).
TABLE 20
TENURE CONDITIONS IN INTERMEDIATE SHANTYTOWNS
(INTERVIEWS CONDUCTED)

Grants Pen
%
No.

Whitehall
No.
%

Cassava Piece
No.
%

Owners

51

24

39

19

9

19

Lessees

55

26

108

53

22

48

Renters

105

50

58

28

15

33

211

100

205

100

46

100

Total
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There are three types of ownership in shantytowns:

registered title,

common law title, and squatters right (Figure 2, p. 12).

In

response to the question "What type of ownership do you possess?"
71 percent of the owners interviewed claimed registered title.

The

remaining owners either did not reply to the question or did not know.
None of the owners admitted to having either a common law or squatters
rights title.

Because of the delicate nature of Inquiry into

ownership in shantytowns, the author could not accurately determine
if those respondents claiming registered title actually possess title
ownership. Based on discussions with members of the Survey Department
and Title Office, the author estimates that few owners in these
shantytowns actually possessed registered title.

More likely, they

had either common law title given to them or their family by the
former estate owners, or squatters rights obtained by continued
occupation of the land.

The grandfather of one respondent in Grants

Pen had received a half-acre plot in the 1860s from the owner of
Shortwood Estate.

O

Later a common law title was obtained and the

grandson now has a registered title to the property.

His family has

resided on the land since the mid-nineteenth century and members
subdivided and subsequently sold a portion of the lot after 1940.
Similar histories of land acquisition and retention are found among
other pioneer families in Whitehall and Cassava Piece.

In any case,

ownership if officially recognized and there is little chance that

^Personal communication, Roy E. Allen, August 21, 1973.
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owners with any of the types of ownership rights will lose possession
of the land unless they fail to pay their taxes.
Owner occupation of land is high in the intermediate stage
settlements where owners resided on 214 of the 328 lots; only 56 lots
had absentee owners (Table 21).

Increased owner occupation is

important because their presence adds stability, encourages official
recognition of the shantytown, indirectly contributes to improved
housing conditions, and fosters tenancy in the settlement.
TABLE 21
LOT OWNERSHIP IN INTERMEDIATE SHANTYTOWNS

Grants Pen

Whitehall

Cassava Piece

Total

126

158

44

328

Known lot ownershipowner occupied

79

102

33

214

Known lot ownershipabsentee owners

31

21

4

56

Ownership unknown

16

35*

7

58

100

80

14

194

51

39

9

99

Total number of
lots

Number of lots
interviewed
Number of owners
interviewed

*Ownership of 19 lots in one block in Whitehall could not be
determined in 1974; the former "owner" had died, leaving subsequent
ownership in doubt.

126

Although it begins in the second stage, tenancy seldom Includes
more than 25 percent of the residents in transitory shantytowns since
most still squat on the land.

In Grants Pen, Whitehall, and Cassava

Piece, however, 79 percent of the respondents were tennants with
formal tenancy agreements.

Pioneer families who have lived in the

shantytown for 10 years or more are especially prone to enter into
tenancy arrangements and subdivide their land.

A few pioneer

families dominate tenancy in the study settlements as illustrated by
Table 22.
TABLE 22
PIONEER FAMILY INFLUENCE IN INTERMEDIATE SHANTYTOWNS
(INTERVIEWS CONDUCTED)

Grants Pen

Whitehall

Cassava Piece

Total

Number of pioneer
families

14

7

2

23

Number of lots
controlled

21

40

5

66

Number of houses on
pioneer family lots

170

380

25

575

Number of people on
pioneer family lots

1115

2470

160

3475

Their influence over Grants Pen, Whitehall, and Cassava Piece is
considerable when the number of lots and people involved are examined.
Since 1965 most of these owners have subdivided their lots and
instituted tenancy.

Often the heirs of the pioneer family subdivide
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their portions of the family land.

An excellent example of this

occurred in Whitehall where three sons of one family each owned
portions of a once contiguous tract of land.
landlords with several score tenants.

All three sons are

Pioneer families also

contribute to settlement stability since they are less likely to quit
the settlement and usually are trusted by the residents because of
their long occupance in the shantytown.
One feature of land tenure that emerges in intermediate shanty
towns is the formal tenancy arrangement.

When land was still

available for squatting prior to this stage little use was made of
formal tenancy agreements that specified either written or verbal
terms of tenure.

A more rigid system is employed in the intermediate

shantytowns examined.

Lessees and owners generally enter into a

written formal tenancy agreement that is drawn up by a lawyer.
agreement spells out the responsibilities of both parties.

This

The owner

leases the land on which the tenant constructs his own house.

This

house must not be of concrete block or similar durable material since
the lessee must take his house with him if he leaves or the owner
would be expected to reimburse the lessee for the house.

Lessee tenure

periods ranged from three to ten years with five and seven year
periods being most frequent.

At the end of the tenure period a

lessee may request an extension from the owner.

Providing the lessee

has lived up to his responsibilities as a tenant and has caused no
trouble for the owner, the lease is usually renewed for another set
period.

The leases of several respondents had been renewed two and
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three times.

The most frequently mentioned lease costs in 1974 ranged

from $8 to $10 per quarter and remained constant for the duration of
the lease.

Any improvements are the responsibility of the lessee but

public service improvements remain the responsibility of the owner.
Lessees are selected on the basis of recommendations of other lessees
or by judgment of the owner.

Generally the formal tenancy agreement

between owner and lessee is a fair one benefitting both parties.
The tenancy agreement between owner and renter is usually less
favorable to the tenant.

The agreements of most renters interviewed

were based strictly upon a verbal exchange.
house and rents out space in it.

The owner constructs the

Renters are restricted by the

agreement from making any improvements to the house or land without
prior consent from the owner.

No animals or gardens are permitted

although generally lessees have this option.

Renters usually cannot

have more than two children when they move in; this restriction
severely limits the female shantytown residents, many of whom wish to
raise their children in the city but do not have the capital to build
their own houses.

Rental costs are set by the owner and subject to

change from month to month.
time of entry.

The rent period is generally a month from

The renter can be asked to leave at the end of the month

should the owner wish to do so.

This protects the owners from

unsuitable tenants and provides an opportunity for the owner to raise
the rent.

Rental costs most frequently mentioned were $3 to $8 a

month for one room in Grants Pen, Whitehall, or Cassava Piece.

Renters
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are free to leave at any time without giving notice and many do so as
a result of renter-landlord friction.
Grants Pen has a higher percentage of renters than either
Whitehall or Cassava Piece.

One explanation for this is the

preference of pioneer families in Grants Pen for renters rather than
lessees.

The pioneer families in Whitehall and Cassava Piece lease

most of their land but the pioneer families in Grants Pen prefer to
rent.

Renting provides a higher return over a shorter period of

time than leasing even though the owner must provide the house for
the renter.
Squatting is infrequent in the shantytowns of the intermediate
stage.

No respondents admitted to being squatters in Grants Pen,

Whitehall, or Cassava Piece.

The author did discover about 50

squatter houses in Grants Pen but most residents of the settlement
who were queried about it said that they doubted there were any
squatters in Grants Pen.

Squatters have built approximately 30 houses

along the east bank of Sandy Gully between Shortwood Road and Grants
Pen Road.

This strip of land was reclaimed by the gully channelization

project and the ownership had never been clarified; squatters moved in
after 1968.

Q

A strip of land between Barbican Gully and Barbican Road

contains 20 squatter houses.

This development also occurred after 1968

but the ownership of the land is clear; those property owners to the
west of the gully are the legal owners (Plate 7).

o

One of the owners

Air photographs, Kingston, Jamaica, 1:25,000 (Kingston:
Department, 1968), Line 47, Numbers 19-20.
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Plate 7. Barbican Gully in Grants Pen
recognized that there were squatters on his land across the gully but
said he didn’t wish to bother them since they did not bother him.
evidence of squatting was found in Whitehall or Cassava Piece.

No

Absence

of squatting in these two settlements and its low frequency in Grants Pen
hints at pressure from the formal owners, both resident and absentee,
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demanding formal tenancy agreements and not permitting continued
squatting.
Collective security in Grants Pen, Whitehall, and Cassava Piece
is higher than the study shantytowns of the first and second stage.
The presence of lot owners and formal tenancy agreements assuring
lessees and renters of specific tenure periods and costs contribute
to better security for these settlements. The reduction in squatting
and the settlement recognition implicit in installation of public
services also encourage an atmosphere of greater collective security.
Redevelopment activities near Grants Pen and Whitehall do pose a
threat to future security.
Housing conditions
One visible response to the improved tenure security in inter
mediate shantytowns is the condition of housing.

Housing in Grants

Pen, Whitehall, and Cassava Piece is generally durable and of good
quality construction with frequent maintenance.

Those people with the

greatest tenure security have the highest quality housing in Grants
Pen, Whitehall, and Cassava Piece.
Owner occupiers in the three intermediate shantytowns examined
generally have the best housing conditions (Table 23).

Of the 99

owner-occupiers interviewed, 42 lived in Class I housing and only
five lived in Class III housing.

A greater proportion of the owners

in Grants Pen lived in Class I housing than in the other two shanty
towns and there appeared to be more building going on than in either
Whitehall or Cassava Piece.

The author relates this to the longer
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residency of owner-occupiers In Grants Pen, and their Increased
stability as a result of formal lot ownership.

Of the 51 owners 42

had lived in Grants Pen for at least 14 years.

These owners have

had a longer period since they had to expend their capital to erect
a house and have been able to amass capital for building a new house
or making improvements to the old one.
TABLE 23
OWNER HOUSING IN INTERMEDIATE SHANTYTOWNS
(INTERVIEWS CONDUCTED)

Grants Pen
%
No.

Whitehall
No.
%

26
13

47
25
• •

13
24

1

2

7
3

14

0

• •

3

Cassava Piece
No.
%

Total
No.
%

Concrete
Class I
Class II
Class III

4

45

0

33
62
• •

2
0

22
0 o

0
1
0

• •
2.5
• •

0
1
0

0 0
11
0

0

0
0
1

• •

6
0

0
1
1

0 O
11
11

51

100

39

100

9

100

0

41
39

42
39

0

0 0

Wood
Class I
Class II
Class III

6

0

1

1

9
3

9
3

Other
Class I
Class II
Class III
Total

0 0

2.5

0

4

4

2

2

99

100

Owners in Grants Pen, Whitehall, and Cassava Piece have the most
durable houses.

Eighty of the 99 concrete block houses belong to
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owners, and only six owners lived in houses constructed of the poorest
materials.

All of these houses were constructed pf poorly maintained

nog, a mixture of mortar, clay, and stone.

The nog is poured into

"forms" of upright wooden beams with wire strung in a criss-cross
pattern between the beams.

The beams and wire hold the nog until it

is set, after which a light plaster coating is applied to the nog
walls. This plaster coating, usually white, waterproofs the nog
which is subject to gradual deterioration by moisture.

Nog construction

is most prevalent in rural Jamaica, and, until the early 1960s, had
been used in house construction in the poorer urban residential areas.
At the time of this study nog construction was seldom used in the
shantytowns and the author saw only one nog house being constructed.
Concrete block is preferred by owners few of whom use wood for house
construction citing the durability and better appearance of concrete
block (Plate 8).

Construction of the concrete block with an exterior

coating of plaster and paint lasts 25 to 30 years.

The author suspects

that concrete block construction has an inherent appeal to class
consciousness since it is a visible symbol of the difference between
owners and tenants.
Tenant housing is less durable and of poorer quality than owner
units, and lessee housing durability and condition are better than
that of renters (Table 24).

In part, this difference occurs because

of the longer tenure of the lessees, more control over house
construction, and the more favorable and flexible tenancy agreements
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Plate 8 . Class I, concrete block house, Grants Pen
they enjoy.

Lessees are generally residents of the same house in the

same shantytown for longer periods of time than renters.

Of the 85

lessees interviewed, 131 lived in Class II housing; only 19 lessees
lived in Class I housing, and 35 in Class III housing.

Lessee housing
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appears to be poorer in Cassava Piece than in either Whitehall or
Grants Pen.

Eight of 22 lessees in Cassava Piece live in Class III

houses, and 13 live in Class II houses.

No reason for this

difference could be discerned.
TABLE 24
LESSEE HOUSING IN INTERMEDIATE SHANTYTOWNS
(INTERVIEWS CONDUCTED)
Grants Pen
NO.
%

Whitehall
No.
%

Cassava Piece
%
No.

Total
No.
%

Concrete
Class I
Class II
Class III

2
2
0

4
4
• •

9
26
7

4
5
0

4
4
• •

0
0
0

• •
• •
• ®

0

3
4
• •

16
47
13

3
75
16

3
69
15

1

13
7

5
59
31

13
114
30

7
62
16

0
1
2

• •
13
4

0

3

• •
3
2

• •
• •
5

0
10

2

0
0
1

e •
5
3

55

100

100

100

22

100

185

6

7

Wood
Class I
Class II
Class III
Other
Class I
Class II
Class III
Total

5

100

Because of the nature of the tenancy arrangements prohibiting
concrete house construction, most of the lessees* houses are wood.
Nog construction is not used and few lessees use poor quality scrap
lumber or discarded materials for their houses.

There is at least one

small lumber shop in each of the three study settlements selling
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medium and high quality lumber to the residents.

The wood used in

lessee housing in Grants Pen and Whitehall is generally pre-cut and
fitted to the house frame.

Despite the general prohibition against

concrete, 13 lessees in these two settlements had obtained permission
to construct concrete block houses on their lease spots.

All of these

lessees stated they expected to remain on the lot for a long time and
felt no threat of removal since they were on good terms with their
landlords.
The poorest housing in the third stage shantytowns was found
among renters.

Although 23 renters of the total 178 interviwwed

lived in Class I housing, most lived in the Class II or III housing
commonly provided by the owners (Td>le 25).

Because of tenancy

restrictions renters pay only for the space and are generally not
permitted to make changes to the housing unit which belongs to the
owner.

Grants Pen renters generally occupied poorer housing than

renters in Whitehall or Cassava Piece.

Thirty-six of the 55 Class III

renter houses the author observed in all of the intermediate shanty
towns studied were in Grants Pen.

Despite the presence of a greater

proportion of jTcn1I0TC ilii bliis settlement, the overall impression of
renter housing in Grants Pen is poorer (Plate 9). Owners of some of
these poor quality structures were elderly women, several of whom
claimed they could not afford to make improvements.

Exceptions to poor

renter housing are the 25 units serving 100 people that were
constructed by three absentee owners.

Two of the owners have built

Class I concrete block units; the third owner erected Class II dwellings
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for his renters.

The tenants in these units speak very highly of the

owners who have shown attention to the housing needs of their tenants
in a more positive manner than most.
cement patio in front of each unit.

The lots are clear with a
Although they are only two rooms,

they are painted and have water and electricity.
TABLE 25
RENTER HOUSING IN INTERMEDIATE SHANTYTOWNS
(INTERVIEWS CONDUCTED)

Grants Pen
No.
%

Whitehall
No.
%

Cassava Piece
No.
%

Total
No.
%
t

Concrete
Class I

16

15

7

12

0

• •

Class II

2

2

7

12

0

•

Class III

0

• •

1

2

0

0 0

0

. .

0

• •

0

• •

0

0

0

. .

Class II

27

26

16

27

10

67

53

30

Class III

26

24

0

14

2

13

36

20

Class I

0

o •

0

•

0

0

. .

Class II

24

23

12

21

2

13

38

21

Class III

10

10

7

12

1

7

18

10

105

100

58

100

15

100

178

100

0

23
9 •

13
5

Wood
Class I

0

Other

Total

•

0

0
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Plate 9.

Class III, rental house, Grants Pen

House durability among renter units is generally very low; 99 of
178 renter houses were constructed of poor quality wood.

The nog

construction used in 56 renter houses reflects past preference for this
material, but the owners have made few changes to these one-room nog
houses which are poorly maintained.
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Improvements are frequently made to houses In this stage of
shantytown development.

Housing in Grants Pen, Whitehall, and Cassava

Piece shows fewer of the basic, unimproved shanties - the unpainted,
one-room units without glass windows, iron grillwork, or driveways than does housing in Riverton City, Mona Commons, or Bay Farm.
Overall percentages of "no improvements" in intermediate shantytown
housing are lower than for transitory and initial stage shantytowns.
Houses of the most secure residents show the greatest frequency
of improvements; the author found major improvements, a new house or
more than one room, in a high proportion of owner houses in Grants
Pen and Cassava Piece (Table 26).
TABLE 26
OWNER IMPROVEMENTS AND HOUSE SIZE IN INTERMEDIATE SHANTYTOWNS
(INTERVIEWS CONDUCTED)

Grants Pen
%a
No.

Whitehall
No.
%a

36
39
14
32
35

22

Cassava Piece
%a
No.

Improvements
New house
Additional room
Driveway
Glass windows
Paint
No improvements

0

71
76
27
63
69
•

*

56
49
28
56
64

19
11
22

25
0

•

•

67
77

6

7
2

22

4

44
67

6
0

•

•

House Size
rooms
3-4 rooms
4 rooms

1-2

9
29
13

18
57
25

1

25
13

3
64
33

0
6

3

•

•

67
33

aSince some houses have more than one.'improvement totals may exceed
100%.
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Since additional rooms are often constructed after a new house has
been built these two categories are not mutually exclusive.

Even

owners cannot always complete their houses all at once due to limited
resources.

A feature of owner housing related to new construction is

the size of the houses.

Owner houses are clearly distinguished from

lessee and renter units on the basis of increased size.

Only 10 of 99

owner houses were one or two rooms; houses of five or more rooms were
found in 29 of 99 interviews. No owners in any of the intermediate
shantytowns still lived in the one-room shanty characteristic of the
beginning shantytown.

All owners lived in houses that showed at

least one or two improvements.
Minor improvements are also more frequently observed in owner
rather than lessee housing.

The most frequently observed minor

improvement in all the intermediate stage shantytowns is painting
which both helps preserve the house and enhances its appearance.
Driveways characterize owner houses in this stage despite the fact
that more than 80 percent of the owners did not own automobiles. When
queried about the necessity of a hard surfaced driveway and wrought
iron gate when there is no automobile ownership, most owners gave
replies reflecting the feeling that a driveway is a status symbol
even without an automobile to put it in.
Fencing is not included in Table 26 but more than 90 percent of
the owners had some type of fencing around their property.

New

construction was generally accompanied by the erection of a three- to
four-foot concrete wall.

The wall was generally painted and often
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shrubbery had been planted along the inside of the wall.
and board fences were more common in older housing.
seldom sheltered from the street or yard.

Barbed wire

Owner houses were

It is as though privacy was

not as important as an open yard with a low fence to set the owner
apart from lessees and renters.
Owners are not the only shantytown residents to show improvements
beyond the basic dwelling; lessee houses also display significant
improvements although they are on a smaller scale and less extensive
than for owner houses (Table 27).
TABLE 27
LESSEE IMPROVEMENTS AND HOUSE SIZE IN INTERMEDIATE SHANTYTOWNS
(INTERVIEWS CONDUCTED)
Cassava Piece
No.
%a

Grants Pen
No.
%a

Whitehall
No.
%a

32
26
16

58
47
29
40
13

47
54
38
46
16

45
51
36
44
15

34

36
62

33

16
5

1

2

70
35
3

1

1

Improvements
New house
Additional room
Glass windows
Paint
No improvements

22

7

9
13
6
12

3

41
59
27
55
14

House size
rooms
3-4 rooms
4 rooms

1-2

20

66

73
23
4

aSince son© houses have more than one improvement totals may
exceed 100%.
The percentage of lessee houses with major improvements in all
intermediate stage shantytowns were generally lower than for owners.
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Only in additional rooms in Whitehall did lessees exceed the percentage
of the owners.

Major improvements lag among lessees because of the

resource limitations and the nature of the tenancy arrangements.

The

lessees often indicated they were willing to make improvements on their
houses if they were assured of living in the same place for an
extended time.
Painting is the most frequent improvement in lessee housing.
Driveways were not found among the lessees interviewed although a few
did own a car.
lessee housing.

Fencing was not universal but was generally found in
The most frequent type of fence in the crowded tenant

lots was the six-to seven-foot high metal sheeting fence.

The

author saw two concrete wall fences, obviously a violation of the
prohibition against permanent construction.

More lessees than

owners had houses with no improvements which points to the resource
and agreement limitations upon the lessees.
Public services
Public service coverage reaches three-quarters of the residents
of shantytowns in the third stage.

Owner-occupiers enjoy the most

complete coverage; they are recognized by the public service companies
as low risk users and are able to obtain water and electricity service
more easily than non-owners.

Installation of pipe from the water mains

to the owner's lot or house is his responsibility but electrical poles
and wire for the lot are installed by the public service company.
Nearly all owners have water service; only one of 99 owners
interviewed did not have any water on his lot (Table 28).

Almost two-
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thirds of the owners have water piped into their houses; the other
owners get water from standpipes adjacent to the house.

Water is

piped into the house in all new construction and usually if a room is
added.

Electricity is similarly available to most owners; only four

of 99 did not have this service.

Since owners are the first to receive

primary public services and electrical poles and wires are installed
by the companies, owners often will extend the service to their
lessees.

Electrical lines follow the arterials in Grants Pen, Whitehall,

and Cassava Piece, but occasionally extend into the interior of the
settlements to serve customers there.
TABLE 28
PUBLIC SERVICE AVAILABILITY AMONG OWNERS IN INTERMEDIATE SHANTYTOWNS
(INTERVIEWS CONDUCTED)

Grants Pen Whitehall Cassava Piece
No.
%
No.
%
No.
%

Total
No.
%

Water
No water
Piped water
Standpipe
Distant standpipe

1

2

0

28

55
43

26
13

22
0

•

•

0

6

1

•

•

67
33
•

•

0
8
1
0

•

•

89

1

1

63
36

11

62
36

•

•

0

0

•

•

9

100

•

•

Electricity
No electricity
Electricity

3
48

94

38

3
97

4
95

4
96

Lessees do not fare as well in primary public service coverage as
owners.

Public services to lessees are dependent upon the owner's

permission for such services and the lessee's ability to pay for them.
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When installed in leased areas public services are in the name of the
owner and charges are billed to the owner who must collect from his
tenants.

A greater percentage of lessees than owners are without

water; 35 of 185 lessees have no water compared to one of 99 owners
(Table 29).
TABLE 29
PUBLIC SERVICE AVAILABILITY AMONG LESSEES IN INTERMEDIATE SHANTYTOWNS
(INTERVIEWS CONDUCTED)

Grants Pen Whitehall
No.
% No.
%

Cassava Piece
No.
%

Total
No.
%

Water
No water
Piped water
Standpipe
Distant standpipe
Total

2
0
53
0

•

55

100

108

8
47

15
85

55

100

4
•

a

96
•

27
0
81
0

25

6
0
16
0

•

100

22

100

185

100

14
94

13
87

7
15

32
68

29
156

16
84

108

100

22

100

185

100

•

a

75
•

•

27
•

•

73
•

19

35
0
150
0

•

a

81
• •

Electricity
No electricity
Electricity
Total

This figure is strongly influenced by one owner-occupied lot in
Whitehall where 17 lessees have no water due to a lock-off by the
authorities.

A dispute arose between the owner and the lessees who

had tendered partial payment for water pipe installation but never
received any water.

Both sides claim fraud and the issue was not

resolved in early 1974 since neither side was willing to pay the
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additional sum necessary before water would be provided.

Lessees

seldom enjoy piped water into their houses because of the terms of
the tenancy agreement which requires removal of the house at the end
of the lease period unless the lease is renewed.

Owners prefer to

have the standpipe in the yard where it can serve both the lessee and
his neighbors, rather than in the individual houses.
fewer

lessees

Proportionally

have electricity than owners. Owner reluctance to

install this service, which is more of a luxury than is water, plus
the less secure tenure of lessees, are responsible for limited
electrical coverage.
Renters have poorer primary public service coverage than either
owners or lessees (Table 30).

Again, owner preference determines which

renters will have public services.

Renters, the more transient of

tenants, offer the highest risk for the owner, who is responsible for
providing and paying for public services.

Renters can seldom afford

both water and electricity when it is available to them.

Proportionally

more renters are without electricity in Grants Pen than in either
Whitehall or Cassava Piece.
only a standpipe on the lot.

Renters who have water are serviced by
Those without water services must

purchase water from a neighbor or carry it several blocks from the few
communal standpipes.
Secondary public service coverage is less extensive and less
efficient.

There is a limited coverage of such services as bus,

garbage pick-up, and police protection in the study shantytowns.

Major

streets are the focii for these secondary services, which are far from
adequate to meet the needs of the residents.
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TABLE 30
PUBLIC SERVICE AVAILABILITY AMONG RENTERS IN INTERMEDIATE SHANTYTOWNS
(INTERVIEWS CONDUCTED)
Grants Pen Whitehall Cassava Piece
No.
%
No.
%
No.
Z

Total
No.
%

Water
10
No water
Piped water
1
94
Standpipe
Distant standpipeL 0
Total

10
1
89
•

•

7
0
51
0

12
9

•

88
•

•

12
0
3
0

80
•

•

20
■

•

105

100

58

100

15

100

42
63

40
60

15
43

26
74

12
3

80
20

105

100

58

100

15

100

29
1
148
0

16
1
83
•

•

178 100

Electricity
No electricity
Electricity
Total

69
109

39
61

178 100

Bus service, although better in intermediate shantytowns than in
the transitory stage situation, is still limited.

Installation of

service through Grants Pen and Whitehall was completed in the early
1960s, probably to serve both the shantytown and the outlying middle
class residential areas.

Users of these routes, however, are

overwhelmingly (85-90 percent) shantytown residents who rely solely
on busses for transportation to places to which they cannot walk.
Service is generally poor at mid-day and during the night.

When they

do run, busses often come in "convoys" of two or three, lending
credence to the idea that the service is grossly inefficient.
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In the third stage police protection becomes visible within the
shantytown.

The greater accessibility afforded by the hard surfaced

arterials in the study shantytowns means that patrol cars are seen in
the settlements periodically during the day and night.

Patrols do

not intrude into the interior of the settlements unless in force or in
hot pursuit.

The narrow dirt streets and paths offer little

maneuverability for patrol cars.

A police sub-station in the eastern

edge of Cassava Piece serves most of the northern urban St. Andrew
Parish and, by its proximity, serves Cassava Piece.
Garbage pick-up, another secondary service not seen in transitory
shantytowns, is sporadic in the intermediate settlements.

It is a

municipal service so shantytown residents are not directly charged.
The major streets in all of the study settlements have twice a
week pick-up but the interior areas only receive pick-up once a
week.

No containers are provided and generally none are used.

The

resulting piles of garbage are breeding grounds for flies and roaches.
Occasionally, residents dump garbage into the gully channels.

This

practice is officially proscribed due to the danger of garbage
building up to form an obstruction which could cause the stream to
overflow during heavy rains.
The third stage of shantytown development witnesses the emergence
of medical and educational facilities.

Of the intermediate stage

shantytowns studied, only Grants Pen contains a clinic.

Each of the

three study settlements has at least one primary school, and Whitehall
also has a Catholic School. Most of the children in these schools are
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shantytown residents since the middle class families send their
children to private schools.

None of the intermediate shantytowns

studied has a city sewage system and generally sewage is disposed of
in pit latrines located on the back of the lots.
Commercial activities
Commercial activity patterns in the intermediate shantytowns
showed widespread expansion in number and variety from the transitory
stage.

Small businesses, which are extremely limited in number in

both Riverton City and Mona Commons and missing altogether in Bay
Farm, are common in Grants Pen and Whitehall.

Large businesses,

generally absent in the second stage, are present in Grants Pen and
Whitehall.

Cassava Piece's commercial activities in 1974 were limited

to small-scale enterprises.
The author has grouped small commercial activities into major and
minor divisions because these two groups were distinct and readily
discernible in the shantytowns.

The minor activities are housed in

the crudest of structures, often only a few pieces of wood or metal
sheeting nailed together to form a stand.

The appearance of the

structure strongly suggests the business' transient nature.

The range

of products and services is extremely small; a typical grocery stand
may have only 20 to 25 cans of fruits and vegetables in its shelves.
The customer hinterland seldom extends beyond a one-block radius.
Major small-scale activities are distinguished from minor activities
by their more durable wooden or nog structures and a wider range of
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products and services.
running water.

The buildings frequently have electricity and

The major small-scale commercial activities usually

stand in a building apart from the operator's house.

Customers come

from the immediate neighborhood and beyond although the hinterland is
still confined to the shantytown.
The small-scale commercial activities engaged in by respondents
in the study settlements are listed in Table 31 which provides some
idea of the variety of these businesses.

Groceries outnumber all

other types, but produce stands and tailor shops follow closely.
Almost half of the commercial operators interviewed live in Whitehall.
Commercial activity has been much slower to develop in Cassava Piece.
The settlement's size and proximity to the Constant Spring commercial
center may explain this slow development.

The settlement, with only

26 acres, cannot support many small-scale activities unless adjacent
middle income residents also use them.

Nearby Constant Spring

contains a large public market and numerous large-scale activities
which effectively offer more products than any activity in Cassava
Piece could hope to provide.
The small business ventures are less concentrated than the
large-scale activities.

Of the former, the major activities are found

on all of the formally designated streets and the footpaths.

Minor

ones are usually not on roads but rather along the paths and on the
interior lots of the shantytowns where competition is not as keen and
the operators of the minor activities can better eke out a living.
Grants Pen Avenue, Whitehall Avenue, and Cassava Piece are dotted with
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TABLE 31
SMALL-SCALE COMMERCIAL ACTIVITIES IN INTERMEDIATE SHANTYTOWNS
(INTERVIEWS CONDUCTED)
Grants Pen

Whitehall

Cassava Piece

Grocery

1

3

0

Carpenter

1

0

0

Produce stand

2

5

3

Beauty shop

1

1

0

Tailoring

4

2

0

Landscaping

1

1

1

Truck or taxi driver

1

1

0

Bottle collector

0

1

1

Total N=30

11

14

5

Grocery

8

13

5

Bar

1

2

1

Upholstery shop

1

1

0

Shoe repair

1

1

0

Rabbitry

1

0

0

Refrigerator repair

1

0

Q

Betting shop

0

1

0

Lumber shop

0

1

1

Meat market

0

1

0

13

20

7

24

. 34

12

Major

Minor

Total N“40
Total N=70
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major activities, but these are not concentrated at Four Roads and
at the junction of Red Hills Road and Whitehall Avenue where the
larger businesses are clustered.
The large-scale commercial activities, those owned and largely
operated by nonshantytown residents, are clustered in Grants Pen and
Whitehall but do not exist in Cassava Piece.

In Grants Pen large-

scale activities are clustered at Four Roads, which has served as a
commercial center for several decades.

Although four orfive vendors

sell their produce on open ground at the comer, the other
commercial activities are large-scale operations.

Two grocery stores,

a hardware store, two drug stores, a service station, and a doctor's
office provide services and products that attract nonshantytown as
well as shantytown residents.

There are three other clusters of

large-scale activities in Grants Pen:

on Shortwood Avenue, at the

intersection of Grants Pen Road and Barbican Road, and mid-way along
Grants Pen Road.
Whitehall has a similar clustered commercial pattern with the
major nodes along Red Hills Road, on Mannings Hill Road, and at the
northeastern end of Whitehall Avenue.

The Red Hills node has forced

out almost all of the residential activities on the eastside of this
arterial.

Almosthalf of the businesses along Red Hills

Road cater to

nonshantytown customers who live in the middle income areas to the
west and north across the gully.

Red Hills Road offers the widest

variety of commercial activities in any of the study intermediate
stage shantytowns.

Secondary clusters of large-scale businesses exist
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at the intersection of Whitehall Avenue with Red Hills Road and with
Mannings Hill Road.

The significance of these nodes of commerce in

the intermediate stage shantytown suggests the growing interest in
the settlement and the land by nonshantytown people.

Although this

interest means that competition for land along the arterials is keen,
the shantytown gains recognition as a distinct permanent settlement.
Vegetation
In intermediate shantytowns the remaining presettlement vegetation
is removed and replaced by cultural vegetation.

The residents plant

shade trees, shrubs, and potted plants in their desire to improve the
environment.

The Jamaican shows a great preference for growing

ornamental plants in addition to those he grows for food.

Although

grass is difficult to start and to maintain, the author noted shrubs
and potted plants on more than 80 percent of the lots in the three
settlements studied.
The owner-occupiers show a decided preference for cultural
vegetation.

All of the owners interviewed had planted shade trees,

potted plants, and shrubs; the latter were usually around the house
and along the fence.

Flowers were less frequent although some owners

attempted to keep potted plants near the house.

When asked why they

planted the cultural vegetation, the owners usually stated that they
felt it improved the appearance of their houses.
Lessees and renters had fewer shrubs and plants around their houses
than the owner-occupiers.

Lessees almost always had a few shrubs and
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three or four potted plants near the house, but renters seldom had
planted any vegetation.

Water is a problem for the renter who must

pay for this service, frequently at inflated rates.

The transient

nature of the renter does little to encourage him to grow
ornamental plants on another's land.
Redevelopment
The intermediate stage is a critical point in the continuum of
a shantytown towards complete integration into the city.

The

settlement's existence and stability are unquestioned and wholesale
removal is extremely improbable; however, there is heavy and growing
competition for land from nonshantytown uses.

Redevelopment of a

shantytown most commonly occurs in the third stage.
The disruption of a shantytown's development is frequently a
result of external pressures.

Those pressures can range from the

desire of a single lot owner to change the land use, to publicly or
privately sponsored urban renewal projects.

Land owners in shanty

towns may decide to improve their property's value and evict tenant
residents to stimulate interest in the real estate.

Owners need not

have specific plans for future land use but may only hope to draw
interest to the former shantytown property.

If the settlement is

large and there are several owners, unanimous approval for eviction
is difficult, if not impossible, to obtain.

For example, Riverton

City is not likely to be completely dissolved since this would require
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concensus of numerous lot owners. Where a single individual owns the
land in a settlement complete dissolution of a shantytown is more
likely to succeed.

Public ownership of small shantytox-ms makes their

dissolution easier because of the simpler ownership situation and
small size.
Public and private redevelopment schemes can also cause truncation
of a shantytown's development. Privately owned shantytown land is
more frequently redeveloped into middle or upper income residential
or commercial uses.

Low income housing projects providing shelter for

former shantytown dwellers seldom evolve from privately owned shanty
town land; these projects are generally publicly sponsored redevelop
ments that begin on government owned land.
Shantytown removal occasions significant landscape change.

Former

shantytown land may remain idle after removal of the shantytowns
before new residences or commercial activities are erected on it,
however, land cleared for redevelopment projects seldom is vacant for
any length of time (Plate 10).

If the owner has no immediate plans

for the land but hopes to attract developers by eviction of the
shantytown residents, constant vigilance is necessary to keep the land
open. Without close monitoring of the land, recurrence of shantytown
development is likely.
Of the three intermediate shantytowns studied, Cassava Piece is
the only one not threatened with dissolution by redevelopment.

In

northeastern Grants Pen there was significant competition from middle
class housing in the area north of Cherry Garden Gully.

This 2Quaere
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tract was formerly part of Grants Pen but was being redeveloped in
1974.

The shantytown residents had been evicted to make way for

middle class houses and an apartment complex.

Since 1965 the middle

class residential area across the gully has expanded steadily
wes tward.

Plate 10.

52 Whitehall Avenue, recently cleared for
redevelopment

Redevelopment as a threat to continued shantytown existence is
more serious in Whitehall than in any of the shantytowns previously
discussed.

The settlement has had almost 20 years of piecemeal

redevelopment.

Table 32 illustrates the range of these activities and

their importance between 1950 and 1973.
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TABLE 32
REDEVELOPMENT ACTIVITIES IN WHITEHALL

Place

Date

Reason for
removal

Number of
shanty houses
involved

1. Whitehall Terrace
and Percivale
Avenue

1955?

Middle class
housing

Unknown

2.

Post
1950

Commercial
development

30-35

1965-

Redevelopment into
middle class
housing

25-30

1966

Redevelopment into
middle class
housing

2

5. Lower Ward Lane

196869

Redevelopment into
middle class
housing

4-5

6.

52 Whitehall
Avenue

1969

Redevelopment into
middle class
housing (not
completed 3-74)

55

7. Upper Ward Lane

1973

Redevelopment into
middle class
housing

None

8.

1973

Redevelopment into
middle class
housing

None

9. Area north of
38 Whitehall
Avenue

1973

Redevelopment into None
middle class
housing (not completed
3-74)

10. 47 Whitehall
Avenue

1973

Redevelopment into None
middle class housing
(not completed 3-74)

Red Hills Road
(north side)

3. Lawrence Drive

66

4.

118 and 120 Red
Hills Road

46 Whitehall
Avenue
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Large-scale commercial development has replaced housing primarily
along Red Hills Road.

Both resident owners and nonresident owners have

succumbed to the pressure for commercial redevelopment along this
artery but pockets of shantytown housing remain.

Two large blocks

of land were sold in 1966 to developers but the previous owners had
not renter out the land to shantytown residents so shantytown
disruption was minimal.
The major displacement of shantytcwn residents by redevelopment

occurred at 52 Whitehall Avenue in 1969 when the lot owner sold the
land to a developer.

The 1968 air photograph showed only 55 houses

which would put the shantytown population at approximately 350
people.Local estimates put the shantytown population nearer 800
people although this appears too high for the amount of land
available.

Removal activities took almost four years; the last house

was finally removed in early 1973.

The national representative for

the area stated that, although the developer had been fair in
dealing with the people, the slow and cumbersome process of eviction
for redevelopment made its use in the future doubtful.
recent redevelopment has taken place on vacant land.

11

Some of the

Although these

activities have not evicted shantytown residents, the threat of removal

^Air photograph, Kingston, Jamaica, 1:25,00Q (Kingston:
Department, 1968), Line 47, Number 19.

Survey

rersonal communication, Honourable Allen Isaacs, Minister of
the Interior, August 17, 1973.
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has remained high and visible.

One informant residing on the owner-

occupied tenant lot in 1974 freely expressed fear of eviction.

The

adjacent lot (38 Whitehall Avenue), which has been unoccupied, was
being readied for a housing project and nearby shantytown residents
feared their lot owner would sell out to the developer.

Despite few

examples of this occurring, the redevelopment activities throughout
the Whitehall settlement only contributed to tenure insecurity and
uncertainty.
Competition from adjacent areas and ownership pattern are two
factors involved in redevelopment in Whitehall.

The enclavement of

Whitehall by middle and upper income housing has brought competition
for shantytown land from these sources.

Red Hills Road is a major

link between central Kingston and the residential suburbs, and is
Whitehall's western boundary.

The superior economic and social power

of the upper and middle income groups coupled with political pressure
has enabled developers to purchase land in the shantytown for non
shantytown housing and for commercial development.

The growth of

commercial activities along the major artery, Red Hills Road, has
attested to its importance as a commercial node for both shantytown
and nonshantytown residents.
Ownership of land in Whitehall in 1974 was overwhelmingly private
with numerous lot owners and a few large, contiguous, single-owner
blocks of land.

Owners live on a majority of the lots in Whitehall.

Some owners have been responsible for the change from shantytown to
nonshantytown residential or commercial use.

This has occurred in a
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number of ways.

Some owners have sold their land after deciding

that greater profit can be realized through sale than through
continued tenancy; however, it is seldom the long-time shantytown
resident lot owners who initiate removal activities and embark on
redevelopment projects.

These lot owners have often been residents

since the shantytown's initial stage and have no desire to destroy
the settlement.

Shortage of capital and lack of desire to expend

the labor necessary for redevelopment also contribute to the absence
of local owner participation in redevelopment projects.

When these

owners die their heirs frequently receive the land intact.

Unless

there is some stipulation in the will for parcel assignment of the
land, court litigation is often necessary to determine which heir
gets which parcel of land.

Once the settlement is made, dissatisfied

heirs frequently sell their portion to developers leading to a
fragmented shantytown landscape.

Or the shantytown owner may die

leaving no heir which usually results in government confiscation and,
frequently, sale to a private developer.
Residents evicted from Whitehall seldom moved on masse to
another shantytown; their dispersal appears to have been widespread.
A few displaced persons from 52 Whitehall Avenue moved within the
settlement and found housing, usually rental space in another tenant
lot.

Others moved south to the Molynes Road and Balmagie shantytown.

Infrequently, the evicted persons moved as far away as Riverton City
although this shantytown seemed to attract greater numbers of people
from the central city settlements than from those on the northern
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periphery.

The neighboring shantytowns of Cassava Piece and Grants

Pen also received a few of the people who had been evicted.
Development housing in Whitehall has been completely beyond the means
of the shantytown residents; the townhouses and cottages at 52 White
hall Avenue, advertised for $36,480, were not designed for low income
families.

The middle income housing development along Donmair Avenue,

Donmair Drive, and Pennant Terrace is indistinguishable from the
continuous middle income development north of Constant Spring Gully
in Havendale and Meadowbrook.

Uniformity has been achieved in the

redevelopment housing and the incidence of low income housing reduced
in portions of the Whitehall settlement.
Summary
Shantytowns at the intermediate stage achieve recognition and
perhaps assimilation into the metropolis.

Population growth, which

served as a major stimulus of landscape change in the initial and
transitory stage, continues its influential role in the
intermediate stage shantytown.

In the third stage population growth

has commanded recognition for the shantytown - it will not melt away
but continues to grow, adding to its stability and permanence through
increased owner occupation, formal tenancy arrangements, and decreased
squatting.

Resident perception of the improved tenure security

stimulates improvements in housing and property.

The landscape

acquires a more permanent, finished appearance.

Increased public

service availability follows implicit official recognition of the
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shantytown's existence and stability.

Commercial activities mushroom

in the settlements creating a further spirit of viability.
Propsects for continued shantytown growth in this third stage
are dependent upon several variables.

Without explicit recognition

by urban authorities the threat of removal of the shantytowns remain
present, particularly if the shantytown is on public land.

The

prospects for aeral expansion of the intermediate stage shantytown are
dim; the piecemeal encroachment in Grants Pen and Whitehall is
evidence for the opposite.

Owner attitudes towards land use in the

shantytown are another element that will play an influential role in
determining the future course of the shantytown's development.

Should

owners reject further subdivision of their property and begin turning
out tenants, increased competition for sale to developers will occur.
Owners may resist this temptation, however, and seek to improve their
property and continue to reside on it.

This latter course of action

is a feature that distinguishes the fourth stage, the permanent
shantytown, and is evidence that the settlement has passed the boundary
between the third and fourth stages of development.

CHAPTER VI
PERMANENT STAGE: QUALIFIED ACCEPTANCE INTO THE URBAN AREA
After a long and often tortuous process of development, a
shantytown approaches full absorption into the urban area in the
permanent stage.

If the settlement has withstood all threats of

removal up to this point, it achieves official recognition and with
it, full security.

Although still identifiable as such the shanty

town in the fourth stage bears a distinct resemblance to nonshanty
town low income housing of the urban area.
In 1974 only three of Kingston’s shantytowns were in the fourth
stage: Delacree Pen, Payne Avenue, and Tower Hill.

Several reasons

may be given for the paucity of settlements in this stage.

More than

90 percent of the shantytowns in Kingston at the time of this study
grew out of the post World War II population boom, but it appears that
25 to 30 years are insufficient for most shantytowns to evolve through
four stages.

In addition, redevelopment, which either obliterates or

grossly transforms shantytowns, further reduces the number of settle
ments that may have had time to reach this stage.
Study Settlement
Unlike the shantytowns of the intermediate stage which form a
discontinuous band across north central St. Andrew Parish, shantytowns
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in the permanent stage extend northwest in a narrow arc from Victoria
Park (Figure 3, p. 15).

The author eliminated Delacree Pen and Payne

Avenue from consideration as study settlements because the normally
volatile situation there was complicated by pre-election tensions in
1973-74, making research and interviewing in these areas unwise.
Tower Hill, a third shantytown in the permanent stage of develop
ment, covers 72 acres and is located 3.8 miles northwest of Victoria
Park; it occupies a slight rise on the gently sloping Liguanea Plain
in southwest St. Andrew Parish (Figure 14).

Though misleading, the

name Tower Hill does recognize the existence of this slight rise in
the plain.

Local relief is approximately 60 feet; the northeast

comer, with an elevation of 100 feet, is the highest point in the
settlement.

The settlement surface slopes gently toward the southwest

corner which is 40 feet above sea level.

This gradient and the three

boundary gullies provide excellent drainage for the shantytown.
Settlement history
Prior to 1950 the land west of Hagley Park Road and north of
Spanish Town Road, including Tower Hill, contained only very widely
dispersed housing.

Air photographs from 1949 show only five houses

on the site of Tower Hill.*' At about that time the government
purchased this tract of open land for development of low income housing.
Elementary planning and building controls were included in the project.

*Air photographs, Kingston, Jamaica, 1:9,000 (Kingston:
Department, 1949), Line 3, Numbers 22-23.
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Prior to settlement the 72-acre tract was surveyed and 892 lots
were staked out.

A road network consisting of a series of ellipses

intersected by north-south Olympic Way was laid out.
Tenants for Tower Hill came primarily from Trench Town, also a
shantytown.

The government had initiated a redevelopment project in

Trench Town necessitating the removal of some of its population.
Faced with the task of relocating the residents, officials sought a
method of accomodating them without creating additional uncontrolled
settlements.

The Ministry of Housing offered rental lots in Tower

Hill for $.80 per month to the several score of households evicted from
Trench Town.

Building controls of an indirect nature were imposed on

prospective residents; the Ministry of Housing gave them $100 to
build their own houses.

Nog houses were the most popular since the

materials were more abundant, and available at lower prices than wood
or concrete.

The government provided no technical assistance to these

people although several volunteer workers from the United States and
Britain helped the residents construct their one-room units.
After its beginning in 1950 Tower Hill remained in the initial
stage for two or three years.

Air photographs taken in 1951 show

1955 houses dispersed through the tract.

o

The houses were set on the

2

Shankland Cox Associates, Low Cost Housing in Jamaica - Study and
Proposals for the Redevelopment of a Squatter Area in Trench Town,
Kingston, Jamaica (Kingston: Shankland Cox Associates, 1971), p. 1
3

Air photographs, Kingston, Jamaica, 1:20,000 (Kingston:
Department, February 1951), Line 30, Numbers 375-76.
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surveyed lots adjacent to clearly defined roads, one-third of them along
Tower Avenue.

The streets were dirt tracks and the only public

services in the settlement were two standpipes along Olympic Way.
The vegetative cover of brush and trees was changed little from
the presettlement condition.

The only clearings were those for

houses or gardens.
A huricane struck the southeast coast of Jamaica in late summer
1951 and stimulated migration to Tower Hill.

Prior to the hurricane

it had been difficult to encourage Trench Town and other shantytown
residents to leave the central area near the wharves and market
facilities for the isolated, brush covered site of Tower Hill.

After

the hurricane inner city residents whose homes had been destroyed by
wind, rain, and flooding, were more eager to leave this low lying
area for higher Tower Hill.
Tower Hill passed very quickly through the second stage of
development between 1953 and 1955.

Unfortunately, there are no

photographic records from this period and the author reconstructed
the landscape from respondent recollections and interpolation of
other data.

The short duration of this stage in Tower Hill is due

in part to the hurricane which initiated a major push towards peripheral
areas by the urban poor seeking housing.

With destruction of their

houses in the inner city shantytowns the attractiveness of open land,
money for construction materials, and low rent overcame many residents'*
objections to Tower Hill's isolation and it became a safety valve for
population pressure in the inner city.
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During Tower Hill's short second stage the landscape became
increasingly urban (Plate 11).

Densities increased causing

clustering occurred along Olympic Way, which was particularly
noticeable at the Tower Avenue intersections (Table 33).
more presettlement vegetation was removed.

Concurrently

Residents who entered

Tower Hill in the early 1950s stated that there was a rapid influx
of people into the settlement in the first two or three years after
the hurricane.

Not all of the migrants paid for their ground rents

but the government did not evict the squatters.

Tower Hill's tenure

situation began to change from legal renting to a mixed rentingsquatting situation which increased its shantytown characteristics.

Plate 11.

Tower Hill shantytown in the background,
Penwood low income development in the center,
and Balmagie shantytown in the foreground,
February 1955
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TABLE 33
POPULATION AND DENSITY, TOWER HILL, 1951-1974

Houses

Population

Density/

1951 (Air photographs)

155

1,007

14

1958 (Survey map)a

775

5,037

70

1960 Census

•

5,309b

74

826

5,370

75

1,205

7,835

109

•

8,260

115

10,150

140

£

1961 (Air photographs)
1968 (Air photographs)0
1970 Census
1974d

•

•

1,561

Survey map compiled from 1954 air photographs.
^A Department of Statistics official stated that this figure did
not include squatters.
cEstimates based upon air photographs and projected population
growth.
dThese figures are estimated based on the author's field research.
Tower Hill made the transition from second to third stage between
1955 and 1958.

The 1958 Survey Map shows a population density and

settlement pattern strongly suggestive of an intermediate shantytown.^
Air photographs taken in 1961 verify Tower Hill's status as a shantytown in the intermediate stage.

Population changes point to the

^Survey Map, Tower Hill-RjLverton City, 1:2,500 (Kingston:
Department, 1958).
^Air photographs, Kingston, Jamaica, 1:25,000 (Kingston:
Department, April 1961), Line 30, Numbers 1-5.
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growing attraction which Tower Hill possessed by 1955.

Initial stage

population density was only 14 persons per acre, but within seven
years density had risen to 70 persons per acre.

In addition to the

street-side lots occupied previously, by 1961 many of the lots in
the interior section of Tower Hill were built up.
Patterns of land use shifted with passage of the settlement
from the transitory to the intermediate stage.

By 1961 less than

five percent of Tower Hill was vacant or used for agriculture.

One

five-acre plot near St. Paul’s Episcopal Church in the southern part
of Tower Hill was the only large and discernible agricultural acreage.
Residential uses accounted for almost 75 percent of the area; the
remaining 20 percent of the land was publicly and commercially
used.
In the third stage residents subdivided some of the lots in
Tower Hill.

The original survey had laid out 80- by 30-foot lots

but by 1961 many of the lots had several buildings on them,
indicating the presence of tenants.

Although few of the pioneer

residents interviewed had been owners in 1961, these residents and
others undoubtedly took the opportunity to generate additional revenue
by leasing or renting space to newly arriving migrants.
Squatting was an important mode of tenure in Tower Hill in 1961.
When the settlement was laid out some areas were not formally lotted;
these interstices were intended for recreational and public use and
were to be developed at a later date.

By 1961, however, these areas
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had been occupied by people who paid no ground rent and were therefore
squatters.
Housing in the intermediate stage shantytown was predominantly
nog construction.

Overall quality remained quite low; the settlement

was only 10 years old in 1961 and residents had had little time to
accumulate sufficient resources to expand their minimal initial
shelters or build new houses.
In its intermediate stage Tower Hill had a strange mixture of
public services.

Until 1964 the only water was from a few widespread

communal standpipes.

Before 1964 electricity was available only

along Olympic Way and did not reach into the interior of the settle
ment.

There was bus service as early as 1960 but busses ran only

during the daylight hours.

Although a school is an unusual feature

for an intermediate shantytown, Seaward Elementary School was built
during the third stage.

Its presence is linked to the initial

planning control; when the settlement was laid out, a tract was
designated specifically for a school.
Small businesses were evident in the third stage at the inter
sections on Tower Avenue and along Olympic Way, which became the
settlement's major street.
Indices
Relative location

Although Tower Hill began on the margins of Kingston in 1950, by
1974 it was 1.5 miles from the periphery of the built-up city.

Since
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1900 low income groups seeking residential areas have pushed north
westward from near Victoria Park.

By 1964 this push enclaved Tower

Hill within a sector of low income housing of varied ownership and
tenure conditions.

Better roads and more efficient bus transportation

have brought Tower Hill closer in time to the central business
district and other sectors of developed Kingston; in 1974 it took
25 to 30 minutes by bus to reach central Kingston.

Of the shanty

towns examined only White Friar is closer to central Kingston in time
and distance.
Population characteristics
The author estimated Tower Hill's density in 1974 to be 140
persons per acre, the highest density encountered in any of the
shantytowns examined.

Natural increase has been a major contributor

to population increase since the third stage; there is little space
for additional migrants.

A 1973 survey found that in a sample of

27 households on 9 lots, the average density was 8.3 persons per lot
or over 100 persons per acre.** Of the 108 persons in this study 48
were children under 15 years of age.

While no family size data were

collected field observation suggested that 4 or 5 children per
household was not uncommon.

The overall impression of Tower Hill's

population structure is youthfulness and large family units.

Shankland Cox Associates, "Report of 19 Interviews Carried Out
at Tower Hill and Balmagie, Kingston, Jamaica," XKingston: Shankland)
Cox Overseas, January 1973), p. 2.

Land use
In Tower Hill there has been little proportional change in land
use since the previous stage.

Vacant land and agriculture have

declined to less than two percent of the land.

In addition to

seizing vacant and agricultural land, squatting has engulfed a
portion of the public land.

The interstices and the almond shaped

areas along Tower Avenue originally designated as parks, have been
ursurped by squatters.

Gully banks at the back of lots also have

attracted nonpaying residents whom the government has not attempted
to remove.

The gully banks are not protected by concrete channel

walls and are subject to serious erosion, consequently they are a
hazard to these people.
Tenure

The tenure security of individual residents in Tower Hill does
not equal the high levels the author expected of a shantytown which
began 25 years ago under government auspices, and which has. not been
openly threatened by removal or redevelopment activities.

Ownership

of lots by Tower Hill residents is only six to seven percent and,
despite the settlement's long history, only 11 of 177 respondents
had a title to their lots.

Without widespread resident ownership a

critical element of stability is missing in the shantytown.
is also widespread confusion over lot ownership.

There

Pioneer occupants

are recognized by the government as potential if not actual owners;
other groups have no firm foundation from which to apply for a
registered title since they did not receive an allocation from the
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government, the formal owner.

Tenancy is a common feature in Tower

Hill and though it offers more security than squatting, it does not
provide the safety assured by lot ownership.

Squatting is widespread

in Tower Hill and offers very little security for these residents.
The author recognized five categories of tenure among those
interviewed in Tower Hill: owners, original occupants, post-pioneer
occupants 9 tenants, and squatters (Table 34).

Each of these tenure

categories has distinct features, and more importantly, each exhibits
different degrees of housing improvements.
TABLE 34
TENURE IN TOWER HILL
(INTERVIEWS CONDUCTED)

Landlords

Not landlords

Total

5

6

11

12

47

59

Post-pioneer occupants

9

36

45

Tenants

0

31

31

12

19

31

38

139

177

Owners
Original occupants

Squatters
Total

The smallest group, the owner-occupiers, includes registered title
holders who have been able to acquire the money necessary for legal
fees and cut through the various levels of bureaucracy to obtain clear
title.
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Although a resident of private property can petition for squatters
rights or title by default after 12 years, there is no similar
provision for public land. A registered title is the only one
recognized by the government and ownership is expensive and often
tedious to attain.

Verification of the original allocation has often

been lost by either the government or the individual.

Lawyer fees

are high, often in excess of $1 ,000 , and a minimum of a year is
required to complete the necessary papers and obtain the required
documents.

Ground rent payment receipts, and, after 1964, mortgage

payment receipts, are required for title acquisition.
The government holds a measure of responsibility for the slowness
of the title acquisition process.

One official admitted that the

government wished to rid itself of the landlord business as it was
difficult to administer and expensive to maintain.

In 1974 the

government managed more than 25,000 housing units, several score of
these in Tower Hill.

Despite this affirmed intention there is

little evidence to indicate that the cases of original residents who
have been seeking title for several years are being expedited.

There

is considerable confusion over who is an original occupant, a post
pioneer occupant, or a squatter in the settlement.
The second group, original occupants, do not hold title but are
recognized by the government as having the right to purchase a lot
should they acquire the money.

These residents have lived in Tower

Hill for 15 or more years on the same lot. Most of the 59 original
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occupants interviewed have paid ground rent in the past and are
paying mortgage payments of $4.50 per month towards eventual purchase
of the lot. Despite their progress towards ownership they all
complain bitterly of the reluctance of the government to grant a
registered title.
Post-pioneer occupants are those people who have entered Tower
Hill since 1960 and who have purchased a lot from a former resident.
This purchase, called a "goodwill," was a cash purchase of the lot
and the house on it.

The problem is that the government does not

recognize the post-pioneer occupant since he paid an individual who
did not have title to the lot and not the government, the title
owner.

Transfer of lots that have not been purchased is illegal and

thus the post-pioneer resident is, in a sense, an illegal occupant.
Twenty-nine of the 31 tenants interviewed were renters who paid
rent to an individual in one of the above categories.

Though

tenancy is expressly forbidden by the government on its property, no
overt action has been taken against the renters or the persons they
rent from.

Tenant-landlord arrangements in Tower Hill are similar

to those found in the intermediate stage shantytowns.

Lease periods

are generally five to seven years and quarterly payments are $8 to $10
in Tower Hill.

Rental costs are $6 to $8 per month, not as high as in

the intermediate stage shantytowns, but the legality of subdivision
and tenancy is questionable in Tower Hill and may account for the lower
rental costs.

176

The squatters, the fifth tenure category, have almost no hope for
eventual ownership.

Because the interstices have been filled there is

little new squatting in Tower Hill.

One estimate of the proportion

of squatters in Tower Hill was 50 percent but that includes the post
pioneer occupants.^ The author estimated that at least four to five
percent of Tower Hill's population was true squatters with no rights
to the land other than possession.

Considering the amount of

interstice land that has been usurped this proportion could exceed
15 percent.
While owners enjoy almost complete security as a result of
their registered title, the squatters' tenure security is the lowest
of all residents of Tower Hill and parallels that of initial shanty
town residents.

Squatters in Tower Hill have managed to hold their

land because no overt removal activities have been carried out.
Unlike the squatters of other study shantytowns those in Tower Hill
perceive no real hope of obtaining legal title to the lots they hold.
Tower Hill faces no imminent removal or redevelopment activities
to detract from its security and the government is firmly committed
to continuing the settlement.

However, the reluctance to resolve

legal claims over occupation and the failure to expedite title
acquisition prevents full security for the original and post-pioneer
occupants although they are living on formally designated lots and

^Personal communication, Gerald L. McLaughlin, S. J., Ministry
of Housing, January 15, 1974.
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are in some way paying the government for the land.

Original

occupants have a better chance of obtaining registered title to their
land than do the post pioneers since they have occupied the lots from
the settlement's beginning.

A theme common to all tenure categories

except squatters is that someday they will acquire a registered title
and the security it provides.
Housing conditions
Quality and durability of housing in Tower Hill reach higher
levels than housing in the previous stages.

The nature of tenure and

the attendant security are powerful stimuli to improvement of house
quality.

The preference for nog construction in Tower Hill's initial

stage contributed to the durability since, with periodic maintenance,
these units will last longer than wood.
Owner housing in Tower Hill is generally better quality than
owner housing in Riverton City or the intermediate shantytowns studied.
Proprotionately more Tower Hill owners live in Class I concrete
houses than do owners in the shantytowns of the third stage.

Ninety

percent of the owners interviewed in Tower Hill live in either Class I
or Class II houses of concrete block or nog construction (Table 35).
No owners lived in houses that did not have some improvements.

When

owner housing is compared to the housing of the other four tenure
groups, it stands out as superior.
Owners had the highest number of improvements per house of any
of the tenure groups in Tower Hill.
painted at frequent intervals.

Ninety percent of the owners

Only a few owners had built new houses
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TABLE 35
HOUSING AND IMPROVEMENTS IN TOWER HILL
(INTERVIEWS CONDUCTED)
Owners
No.

%

Original
Occupants
No.
%

Pos tPioneers
No.
%

Tenants
No.

%

Squatters
No.

%

Class
Class I

5 45

19

32

7

15

5

16

8

26

Class II

5 45

29

49

34

76

18

58

10

32

Class III

1

10

11

19

4

9

8

26

13

42

Concrete

6

55

29

49

22

49

13

42

12

39

Wood

0

3

5

7

15

7

22

14

45

Other

5 45

27

46

16

36

11

36

5

16

New house

3 27

14

24

9

20

0

5

16

Additional
room

9 82

36

61

24

53

0

7

22

Driveway

0

6

20

5

11

0

1

3

Wrought iron
grillwork

7 64

27

46

21

47

0

3

10

Material

•

•

Improvements a

•

•

Glass windows 6

55

35

60

28

62

0

9

29

Paint

91

38

65

34

76

0

15

48

3

5

10

22

7

12

39

No improve
ments

10

0

•

•

22

Since some houses have more than one improvement totals may
exceed 100%.
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but 82 percent of the owners had houses with additional rooms added.
Minor improvements, including wrought iron grillwork for windows and
doors and glass louver windows, were generally more frequent than
similar improvements among the other tenure groups.

Wrought iron

grillwork serves two functions according to the owners:

it offers a

degree of protection against illegal entry and it is ornamental.
Driveways were not present among the owners interviewed although they
did appear in other tenure groups.

Fencing consisted of concrete

walls about three feet high; usually the owners painted them and
planted shrubbery along the inside.
Original occupants have slightly poorer housing than the
Tower Hill owners.

The author suggests that they are not as secure

as the owners and thus are more reluctant to improve their dwellings.
Almost half of the original occupants live in Class II housing - 29 in
concrete block houses and 27 in nog houses.

Only three of the

original occupants interviewed lived in wooden houses.

Improvements

by original occupants ranked second in percentage only to those of
the owners.

In one improvement, driveways, the original occupants

showed a greater frequency of occurrence than owners.
Post-pioneer occupants have generally made significant improve
ments to their, by and large, good quality houses.

Twenty percent of

them have replaced the house which stood on their lots at the time
they purchased the goodwill.

Three-fourths have painted their houses

within the past three years.

Other minor improvements are proportion

ately fewer than for the previous two tenure categories.

Twenty-two

180

percent have made no improvements but most post-pioneer residents
have houses with one or more substantial improvements.

Fencing among

post-pioneer occupants is generally wire or board fencing but rarely
concrete walls.
Tenant housing in Tower Hill is superior in quality and in the
frequency of improvements to renter housing in the transitory and
intermediate stage shantytowns.

Rental housing in the fourth stage

is more frequently Class I or Class II than in the other stages.
Tenant housing conditions in Tower Hill largely reflect landlord
preference, initiative, and resources, since most of the tenants
interviewed were renters who are dependent upon the owner for housing.
Although half of the tenants lived in Class II housing, a third lived
in Class III, the poorest housing.

Concrete block and nog were used

in 41 and 37 percent respectively of all renter housing.

More than

one-fifth of these houses exhibited no improvements; this figure is
below that for transitory and intermediate stage tenant housing.
Squatter housing conditions and levels of improvements are
lowest of all of the tenure groups in Tower Hill.

A plurality (42

percent) live in Class III houses, most of which were made of wood
and temporary materials.

Squatters rely upon scavenged materials and

show a preference for wood and metal sheeting for their houses.
Concrete block houses are more numerous than might be expected (41
percent). When asked about use of this material squatter respondents
suggested that block looked better and lasted longer than wood.

There
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may have been an attempt by the squatter to blend into the
predominantly concrete block and nog housing rather than stand out
in a wooden house and be labeled as a squatter.
Improvements among squatters are fewer and less important than
among other tenure groups in Tower Hill.

More than 41 percent of

the squatters had not made any improvements to their houses-

Forty-

eight percent of the houses had been painted, a rather minor
improvement.

All of the other improvements occurred less frequently

than for any of the other four tenure groups.
Public services
Public service coverage in Tower Hill was very limited until
after 1964 when resident demands, government interest in its own
housing project, and expanded public service coverage throughout the
urban area ushered in better services for residents.

In 1972 a

change of political parties controlling the national government
opened the way for better services, and since then, all of the
primary and many of the secondary services have been expanded.
Water service is universal in the owner group, near universal
among original occupants and tenants, and available to 85 percent
of the pioneer residents (Table 36).

Water is most frequently piped

into the house in all of the tenure categories except the tenants,
45 percent of whom receive their water in this manner; an equal
portion get it via a standpipe adjacent to the house.

Squatters have

the poorest water service since only 28 percent have water in their
houses or yards.

The remainder buy water from the neighbors or carry

it from standpipes up to three or four blocks away.

Payment for

water service by the other tenure groups is directly to the water
company.
TABLE 36
PUBLIC SERVICE AVAILABILITY IN TOWER HILL
(INTERVIEWS CONDUCTED)
Owners
No.

%

Original
Occupants
No.
%

PostPioneers
No.
%

Tenants Squatters
No.

% No.

%

Electricity
No
electricity

. .

14

24

8

18

8

26

20

65

Electricity 11 100

45

76

37

82

23

74

11

35

2

4

7

15

3

10

22

71

91

49

83

36

80

14

45

5

16

9

8

13

2

5

14

45

4

13

0

Water
No water

0 . .

Piped water 10
Standpipe

1

As might be expected electrical service is less frequent among
tenants, however, more renters in Tower Hill had electrical service
than renters in the intermediate stage shantytowns studied.

Despite

their lack of tenure security 35 percent of the squatters interviewed
in Tower Hill had electrical service.
electrical service.

In one section squatters had

In one section squatters had acquired their own

poles and wire and installed them to ensure that they received
electricity.

183

Secondary services are well developed in Tower Hill when
compared to other stages of shantytown development.

The street

network is exceptionally well laid out and serviced for a shantytown.
Tower Hill began with an established road system which has been
maintained.

All major and minor streets except those in the squatter

areas are named, hard-surfaced, and of regulation width complete
with curbing.

Prior to surfacing water mains were installed to avoid

the necessity of later digging up the street.

In late 1973 Tower

Avenue, the ring arterial, was resurfaced with asphalt.
Municipal trucks pick up garbage twice a week but this is a
constant point of contention since the collectors are often tardy
and the residents often careless.

Police patrols appear several

times a day on the major roads but the police come in vehicles and
in pairs.

Early in Tower Hill’s shantytown development, land was

set aside for a school; since 1959 Seaward Elementary School has
operated primarily for Tower Hill residents.

A health clinic and

infant care center located just north of Tower Hill on Olympic Way
and Bay Farm offer the residents health services.
Commercial activities
Small businesses lie at the intersections along Tower Avenue
and they completely dominate land use near Olympic Way from Bay
Farm Road to Tower Avenue.

These activities have become more

concentrated since previous stages.

In 1974 the author noted only a

few large scale activities in Tower Hill.

Table 37 illustrates the

variety of small businesses in the settlement.
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TABLE 37
SMALL-SCALE COMMERCIAL ACTIVITIES IN TOWER HILL
(INTERVIEWS CONDUCTED)
Owners
Original
______________________ Occupants

PostTenants
Squatters
Pioneers__________________

Major
Grocery shop

3

4

2

0

1

Bar

1

0

0

0

1

Cafe

2

0

0

1

0

Plumber

0

1

Pharmacy

0

1

0

0

6

6

2

1

Grocery stand

0

0

2

0

0

Vendor

0

1

0

0

0

Tailor

0

1

3

0

0

Car repair

0

1

0

1

0

Taxi driver

0

1

0

0

0

Carpenter

0

0

1

0

0

0

4

6

1

0

Sub-total

0

0

0
0
2

Minor

Sub-total
Total

10

Major activities occupy more than half of the lots along
Olympic Way with only an occasional break such as Seaward Elementary
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School and a vacant lot on the north end of the avenue.

Betting

shops, bars, small grocery stores, and record stands dot this
throughfare.

There is a similar variety of major businesses at the

intersections of Tower Avenue; these serve the inhabitants in the
interior of the settlement.

Six of the 11 owners interviewed in

Tower Hill operated small shops important enough to be called major
and had done so for at least ten years.

These shops provided the

revenue for them to buy their land.
Minor activities are interspersed with houses along the
interior streets of Tower Hill.

The small, unsophisticated

businesses avoid Olympic Way and Tower Avenue and the competition
with other businesses.
It is not clear why Tower Hill has only three or four largescale commercial activities, however, this may be linked to the
absence of a middle class residential hinterland beyond Tower Hill.
Unlike Whitehall and Grants Pen which have middle and upper income
through-traffic, the residential areas adjacent to Tower Hill hold
primarily low income people who do not spent as much money as
Whitehall's and Grants Pen's neighbors.
Vegetation
Vegetative cover in Tower Hill reflects the permanence of this
stage and the security of the residents.

At the macro-level the

vegetative cover in 1974 was denser than in either 1968 or 1961.
Cultural vegetation was denser except in the squatter areas.

Almost
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all tenure groups except squatters had planted some trees, shrubs,
or plants.

At the micro-level ornamental shrubs and potted plants

were more common among those tenure groups that were most secure.
Owners' and original occupants' lots contained the most cultural
vegetation while tenants and squatters seldom had more than one or
two trees or shrubs in their yards.

The squatters have cleared most

of the dense vegetation their areas possessed before 1961.
An attitude prevailing in Tower Hill was that vegetation
improved the appearance of the house and yard.

One limiting factor

mentioned was the need for water to keep the vegetation healthy.
During the lock-offs, which are frequent during the annual summer
drought, many residents lose their ornamental shrubs and potted
flowers they have cultivated over the year's time.

Despite their

difficulties with water, competing land uses, and population
pressure, Tower Hill residents maintain a dense vegetative cover.
Redevelopment is an alternative to Tower Hill's continuation as
a shantytown.

No discernible interest in initiating redevelopment

projects was evident in Tower Hill in 1974.

The land is publicly

owned, however, and the government has the responsibility to meet
the lower income housing demand; therefore, redevelopment remains a
distinct possibility.

Unless it is redeveloped, Tower Hill is likely

to remain in the fourth stage for many years.

Its progress toward

the fifth stage of shantytown development, the assimilated stage, is
dependent upon changes in lot ownership, population growth, and
outside interest in the shantytown.

If more residents are successful
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in purchasing their lots from the government, if the rate of
population increase tapers off, and if interest in redeveloping
Tower Hill remains low, the shantytown will move closer to full
achievement of the one owner - one house - one lot goal anxiously
sought by the residents of the fourth stage shantytown.

Realization

of this goal would make the settlement less identifiable as a
shantytown and more like a low income residential area fully
absorbed into the urban area.
Unfortunately shantytowns do not remain in the fourth stage
forever but deteriorate, and in doing so, become fifth stage settle
ments.

Although Tower Hill can be expected to remain a fourth stage

shantytown for many years, in 1974 it was already evidencing progress
towards the fifth stage.

The prognosis for greater resident lot

ownership in the shantytown is not bright.

Many of the original

occupants have been told not to forward any ground rent or mortgage
payments to the government until further notice and these
residents fear prolonged government inertia on title transfer.
population in Tower Hill has also been increasing steadily.

The

This

additional pressure will accelerate the movement towards the
deteriorated living conditions in the fifth stage.

Up to 1974 this

deterioration of living conditions and crowded housing characteristic
of Trench Town and Maxfield shantytowns had not yet entered Tower
Hill, but the future can be expected to bring this pattern of
development.

CHAPTER VII
ASSIMILATION AND REDEVELOPMENT
In the fifth stage shantytowns are fully assimilated into the
urban area and, as such, are difficult to distinguish from other
low income areas. A settlement's evolution is perhaps the best
indicator that the fifth stage has been achieved and landscape
characteristics give evidence of the previous four stages of develop
ment.

Squatters and a disorganized settlement pattern differentiate

a fifth stage shantytown from low income residential areas.

A few

one-room, temporary houses offer further evidence that an area is a
shantytown in the assimilated stage and not a low income residential
area.
Breaks or interruptions in indices between the fourth and fifth
stage are subtle compared to previous stage limits.

There is a

slight change in distance from the periphery between the two stages;
the margins of the built-up city are closer to the permanent stage
than the assimilated stage.

Population densities are higher and

competition for residential land by commercial and public uses in the
latter stage exceeds that of the permanent stage.

In several indices

there are clearer distinctions between the two stages.

Tenure security,

housing, and public services differentiate fifth from fourth stage
through their regression rather than progression.
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Assimilated Settlements
Kingston's fifth stage shantytowns are located in a sector
northwest, of Victoria Park.

Although much of this area has

traditionally served as residence for the urban poor, only a portion
of the land has evolved as shantytown.

In 1974 there were two

fifth stage shantytowns in this sector - Trench Town and Maxfield
Avenue (Figure 3, p. 15).
Trench Town occupies a 200-acre site donated to the government
in the late nineteenth century.

The settlement fronts Spanish

Town Road for three blocks and extends six blocks north of it.

The

shantytown sits astride Trench Town Gully which drains south across
May Pen Cemetery into Hunts Bay.

The land traditionally has been

considered marginal because of its poor drainage and the unhealthy
living conditions attributed to low-lying land, and has been avoided
by middle and upper income groups.

Since Trench Town is only 12

blocks west of Cornation Market and Victoria Park, its proximity
to the central commercial district greatly enhances the settlement's
attraction for the urban poor.

The development of Spanish Town Road

as the major avenue in western Kingston and St. Andrew Parish did
much to encourage settlement of the site.
Immediately west of Trench Town on a 100-acre plot is Maxfield
Avenue which emerged as a shantytown shortly after 1940.

The

settlement extends for two blocks along and two blocks north of
Spanish Town Road.

Although this site was not as poorly drained as

Trench Town, because of its proximity to other low income areas it
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too was considered marginal for residential use by all but the
urban poor.
These settlements were not available to the author for the
interviews and intensive field observation conducted in the other
shantytowns examined in this study.

The following discussion of

Trench Town's evolution and landscape is based on the data available
from secondary sources and Information gleaned from conversations
with former residents.
Settlement history
Trench Town remained beyond the built-up area of Kingston until
after 1900 (See Figure 3, p. 15 and Figure 4, p. 42) but before that
time it was noted that "Trench Town and west Kingston provide a
doorway for the urban poor into the city."^ Although the land was
donated to the national government by a private individual in 1880,
shantytown development dates only from the third decade of this
century when population pressure forced westward expansion of the
adjacent low income residential areas.

In the initial stage Trench

Town had dispersed housing of poor quality construction with no
public services.

Until the second World War Kingston's expansion was

limited and Trench Town remained on the edge of the city.

By 1949

the settlement was a transitory shantytown despite redevelopment
o
activities that had removed part of the shantytown.
Air photographs

^Shankland Cox, Low Cost, p. 15.
2

Air photographs, Kingston, Jamaica, 1:50,000 (Kingston:
Department, 1949), Line 49, Numbers 19-20.

Survey
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show clusters of houses and cleared areas which the residents were using
for agriculture.

Continued influx of urban poor, many of whom were

rural migrants only recently arrived in Kingston, swelled the settle
ment's population.
By 1958 Trench Town was in the third stage of development.

There

was a formal street network and additional land had bee# claimed by
3
redevelopment. Natural increase and continued in-migration brought
the settlement to permanent status by 1968 although more of the
shantytown had been removed by redevelopment.
Contemporary landscape
In 1974 Trench Town was in the fifth stage of shantytown
development.

Although it had started on the margin of the city, age

and Kingston's expansion have made it closer to Victoria Park and
the commercial areas of the city center than to the city's periphery.
Because of the settlement's location adjaoent to Spanish Town Road
the the numerous bus routes along it, Trench Town inhabitants have
ready access to almost all parts of Kingston.
Information on land use within Trench Town has not been
collected but there was very little vacant land evident in 1968 air
photographs and it is likely that even a smaller portion was open in
1974.
Trench Town's population density is lower than that of the
permanent stage settlement.

In 1967 an estimated 17,660 persons lived

O
Survey Department, Trench Town, Kingston, Jamaica, 1:2,500
(Kingston: Survey Department, 1959), Sheet L 13 SW 4.
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on the 200-acre site giving it a density of 88 persons per acre.^
This density includes both the shantytown and the redevelopment
housing; unfortunately, the density of the latter cannot be separated
from the available data.

Since redeveloped housing rarely

accommodates as many people as it evicts, density in the shantytown
portion of Trench Town is likely to be considerably higher than in
the redeveloped section.

Densities in excess of 320 persons per

acre in Trench Town were recorded by Clarke in 1960.^ Since that
time population has continued to increase in the area and it is
logical to assume that densities have visen correspondingly.
Settlement in Trench Town has two distinct and easily
discernible patterns.

The northern half of the settlement consists of

the temporary, one-room houses laid out in a disorganized fashion
which is characteristic of shantytown development.

The overall

settlement pattern there is one of uncontrolled growth.

A quite

different pattern is evident in the southern portion of Trench Town
where redevelopment housing is laid out in an ordered manner with a
gridiron street pattern to form a controlled landscape.
Although Trench Town's history has involved piecemeal redevelop
ment since its second stage, shantytown removal has been gradual and
poses no immediate threat to the individual residents' tenure security.

^Department of Statistics, A Survey of Housing Conditions in Trench
Town, September 1967 (Kingston; Department of Statistics, November
1968), p. 15.
^Clarke, "Population Pressure," p. 168.
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Residents of Trench Town have more tenure security than inhabitants of
initial and transitory settlements since the landowner, the national
government, is flexible in its demands for ground rent ($.80 per month)
and has not turned out squatters from the portions of Trench Town
not yet redeveloped.

The potential and actual threat of eviction is

much lower than in White Friar, Riverton City, Bay Farm, or Mona
Commons; however, when Trench Town's tenure is compared with that of
Tower Hill several differences become apparent.
As Table 38 shows in 1967 56 percent of Trench Town's residents
were house owners, but none stated that they owned the land.
TABLE 38
TENURE IN TRENCH TOWN
Owner-occupled
No.
%
Tenure of dwelling

2648

56

Neither land
nor unit owned
No.
%
Tenure of land
Source:

2034

43

Renter
No. %
1773 38

Land
rented
No. %
750 16

Rent-free
No.
%

Squatter
No.
%

244

15

5

Rent-free
No.
500

%

1

Squatter
No.

11 1398

%
30

Department of Statistics, A Survey of Housing Conditions
in Trench Town, September 1967 (Kingston: Department of
Statistics, November 1968), pp. 44-45.

Apparently the government has not forfeited title to the land on which
the house sits even though it has recognized the resident's ownership
of the dwelling.

Considering this condition no Trench Town house
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owner is as secure as the holder of house and title in Tower Hill
or any of the shantytowns examined earlier in this study.
Tenancy conditions in Trench Town also differ from those of Tower
Hill in that renting is proportionately more important in the former
settlement.

Thirty-eight percent of Trench Town residents were

renters but less than two percent of the Tower Hill respondents were
renters. It should be understood that residents in Trench Town who
paid a ground rent to the government were considered renters by the
Survey even though they may have built their own houses and the
author would consider them as lessees.

Undoubtedly, there are

persons included as renters who rent from other tenants but the
proportion was not discernible from the Survey.
In spite of crowding and lengthy settlement history, which
might be expected to decrease the number of squatters, almost a
third of Trench Town's occupants are squatters.

Although less than

one percent of the residents claimed to be squatting on the land, 29
percent were squatting in a housing unit abandoned by the owner or
the previous residents.

Squatting in Trench Town is less clustered

than in Tower Hill where it was localized to the unlotted interstices.
It is estimated that squatting is proportionately about the same in
both settlements.
Housing conditions in Trench Town appear to be poorer than
corresponding conditions in Tower Hill.

The author suggests that the

former shantytown's higher densities, older structures, and infrequent
maintenance are the reasons for this difference.

In 1967 64 percent
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of Trench Town's housing was at least ten years old.

Included in this

figure were at least 2,000 units of the redevelopment project which
were built prior to 1960.

These units have had continuous and heavy

use since their construction.

The 1967 Survey data indicate that

only one percent of the houses there were considered in excellent
condition and two percent were unfit for human habitation (Table 39).
TABLE 39
HOUSING IN TRENCH TOWN
Excellent
_________________ No.
%
Housing condition
Source:

84

1.7

Good
No. %

Fair
No. %

Poor
No. %

Unfit
No.
%

683 14 2,653 53 1,463 29 108 2.3

Department of Statistics, A Survey of Housing Conditions
in Trench Town, September 1967 (Kingston: Department of
Statistics, November 1968), p. 18.

Wood was the predominant house construction material in Trench
Town in 1967.

Ninety-three percent of the houses had wooden floors,

90 percent had wooden walls,and only a small minority had concrete
floors (2.4 percent) or concrete walls (7.5 percent).^ Although the
Survey data are somewhat suspect because the redevelopment housing
covering approximately half of the shantytown has been constructed
primarily of nog and concrete block, more recent information suggests
that the houses in the shantytown portion are predominantly wood.^

Department of Statistics, Survey, p. 20.
^Daily News (Kingston), February 24, 1974.
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The basic public services in Trench Town have reached full
availability but the quality of service has deteriorated.

Despite

wider coverage of water service than in Tower Hill the quality of
service is lower.

Only 37 of 4,991 dwellings had no water; however,

of these residents with water 61 percent had to use public standO
pipes.
Water piped into the houses was a common occurrence in
study third and fourth stage shantytowns but was found in only 42
units in Trench Town in 1967.

An estimated 95 percent of the

households had only pit latrine toilets of which at least half were
shared with one or more households.
Trench Town does have some secondary public services; an
elementary school, a Y.W.C.A., and a Boy's Club are located in the
settlement.

Two small medical clinics are available to serve the

area residents.

No busses pass through Trench Town although several

lines run along Spanish Town Road.

A police substation has been

built in Trench Town and on occasion serves as a focus for out
bursts of violence directed towards the government.

Frustration

at the inability of the government or the residents to alleviate the
deterioration in living conditions is undoubtedly a factor in the
activity.
The need for improvement is evident among all the aspects of
living conditions in Trench Town.

One approach to change, which the

governments has tried both in Trench Town and elsewhere in the urban
area, is redevelopment.

epartment of Statistics, Survey, p. 27.
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Redevelopment
Trench Town
A massive project consisting of a three-stage building program
was begun in Trench Town in 1940 with the eviction of people
nearest Spanish Town Road.

The initial phase of the program called

for public construction of two types of housing: rental units in
Q
yards and detached cottages.
The rental units consisted of an
eight-room structure with shared toilet and kitchen facilities; each
of the rooms was rented for $1.20 per month.
constructed of wood and nog.

The rental units were

The detached cottages were individual

dwelling units set on a 50- by 120-foot lot, and sold for $600.
These units were offered to families for the purchase price but
were constructed by the government.

Apparently no title of land

ownership went with the house purchase price.

Obviously the govern

ment gave assurances that the house owner would be free to live in
the unit as long as he wanted.

It is not clear, however, if this

ownership was transferable to the heirs of the purchaser.

During

this initial phase of development (1940-1949) 1,250 units including
both rental units and detached cottages were built on the southern
one-third of Trench Town.
The next decade saw little new construction but squatting
continued in the remaining portion of Trench Town.

A hurricane,

which struck southern Jamaica on August 18, 1951, had a profound

9
Shankland Cox, Low Cost, p. 27.
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effect on Trench Town's development.

More than 25,000 were left

homeless in Kingston alone, and many Trench Town shanties were
leveled by the wind and flood.

One of the responses to this

disaster was the call for new housing programs for many of the inner
city residents.

The Tower Hill scheme was initiated to encourage

resettlement away from Kingston's Center.

Another change brought

about by the storm was the demand that redevelopment and private
rebuilding programs use durable construction materials such as nog
and concrete.

This demand was met during Trench Town's second

phase of development from 1961 to 1970.
The second phase involved construction of 850 units on an
additional 50 acres north of the previous redevelopment housing.
While some of the new units were similar to the rental units
constructed earlier increasing attention was paid to the building of
high rise, high density units.

Several of these were constructed in

the southeastern section of Trench Town.

These units were three-

story buildings containing 24 one-, two-, or three-room dwelling
units.
The third phase of Trench Town's redevelopment calls for
removal of more of the semi-permanent shanties that still cover over
half of the original settlement.

Replacement housing will be high

rise, high density units and some one- and two-bedroom houses.

^Sunday Gleaner (Kingston), August 19, 1951, p. 1.
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A dilemma inherent in all redevelopment is where to relocate
the previous residents who only infrequently live in the redevelop
ment, even when low income housing is constructed.

In this case

selection of the residents becomes a key concern and often a
political "pork barrel.Fieldwork proved that Tower Hill, Bay
Farm, Balmagie, and to a lesser extent Riverton City, have been the
recipients of people evicted from Trench Town by redevelopment.
Evictions have also been responsible for further concentration of
people in the shantytown portion of Trench Town.

It is evident that

redevelopment causes increased competition for housing in the
existing shantytowns and contributes to the growth of additional
shantytowns.
Occurrence
Disruption of shantytown development in Kingston most
frequently occurs in the presence of certain conditions.
of the land is a crucial factor.

Ownership

Privately owned land is most

susceptible to commercial redevelopment, and residential redevelop
ment for the upper and middle class.

On publicly owned land re

development is less frequent and usually involves low income
residential projects.

These projects are also low profit and usually

unattractive to private developers without government subsidy.

The

government, seeking to minimize costs and maximize publicity, usually
constructs low income projects on publicly owned land already

^Daily News (Kingston), February 6 , 1975, p. 6 . Daily
Gleaner (Kingston), September 24, 1974, p. 1.
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accepted as a residential area for the poor, hence the choice of
shantytowns on public land.
The shantytown's relative location also affects its suscepti
bility to redevelopment.

Renewal projects inevitably focus upon

the older, central areas of the city.

Competition for land is

higher than on the periphery and the potential for removal of low
income, poor quality housing is greater since a shantytown does not
yield the income that other land uses can.

High densities associated

with inner city shantytowns do not prevent the removal activities
which precede urban renewal projects.

Although frequency of

removal is greater in inner city shantytowns, peripheral shantytowns
are not safe from dissolution but in them the size of the shantytown
assumes an important role.

The small shantytown is more susceptible

to removal than the high density, more extensive settlement.
Peripheral shantytowns, because they have the most room to expand,
are growing most rapidly to accommodate the mushrooming urban
population.

Most peripheral shantytowns are small for only a short

period of time in their early development; this is the time when
they are most susceptible to removal.
The third factor which can increase a shantytown's susceptibility
to removal is improvement of the shantytown site and situation.

Any

improvement increases the value of the shantytown land; this
increased value stimulates interest in nonshantytown use. Mitigation
of a flood threat along a river or gully such as Constant Spring and
Sandy gullies leads to increased development of the land.

Industry's

201

need for land in a particular area can lead to establishment of
industrial parks squeezing out the shantytowns in the area.

A new or

improved road can make an area more accessible and therefore
attractive for middle and upper class residential use.

Shantytowns

are established on marginal land; when the lead ceases to be
marginal they frequently succumb to competition for other land uses.
Once eviction is begun dissolution of the shantytown or the
portion in question is rarely avoided.

Several methods of inhibiting

or preventing the initiation of the removal process are available
to the shantytown residents.

A strong neighborhood or settlement

unity is invaluable for assuring settlement continuity.

If this

unity is widely known and recognized, it can discourage even
consideration of the area for redevelopment since it is almost
inevitable that the developer will have serious problems imple
menting his plans.

Unity within the settlement can take the form

of an informal, community voice on issues affecting the shantytown.
No organization or designated spokesman is necessary if the shanty
town population expresses agreement on the need to voice their
demands for fair treatment.

Unity may be focused upon an

association evolved out of community concern for the future of the
shantytown.

Obviously such an association must have the backing

of the majority of the settlement which designates the association
as its spokesman.

Formal settlement unity also has the advantage of

presenting an avenue for dialogue with the political authorities.
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The political structure can be useful in preventing a shanty
town's truncation.

Though shantytown poor seldom are able to voice

their demands with the same magnitude as middle and upper income
groups, the elected representatives , should they choose to espouse
the cause of the shantytown, can transmit the residents' viewpoints
to the decision makers and delay or prevent the settlement's
dissolution.
Concern for shantytown dissolution is not necessarily anti
progress although it is frequently anti-development.

Rather, the

concern is for the loss of the self esteem and labor channeled by
shantytown residents into the building up of their settlements.
Removal of these residents can do nothing to encourage them to build
again with repeated vigor.

Urban authorities taxed with the

responsibility of meeting the housing demands in developing
countries seldom consider the long range effects of redevelopment
nor do they recognize the multiplier effect upon capital and labor
used in both shantytown and redevelopment housing.

Removal of

shantytown houses destroys the labor and capital and often the
materials used to build the dwellings.

Failure to rehouse the

evicted people in the new housing results in construction of new
shantytowns which in turn require additional capital and labor from
the residents.

In addition to these expenditures redevelopment

housing costs must be added to figure the overall economic outlay
required to meet housing demands.

CHAPTER VIII
CONCLUSIONS
Five stages can be identified in the development of shantytowns
in Kingston, Jamaica using specific features of the settlement
landscape.

Selected indices monitor change through the progression

of shantytown stages, and discontinuities or breaks in the indices
determine the boundaries between the stages.

The successive stages

of shantytown progression found in this study have implications for
cross-cultural comparison and as a basis for further investigation.
Shantytowns begin on either public or private vacant land that
is considered marginal for other land uses and is generally
peripheral to the built-up portion of the city.

If the vacant land

is publically owned and the administrative agency neglects to
initiate removal activities, the shantytown continues to evolve.

On

private land the presence of the owner(s) discourages initial shanty
town development unless the owner agrees to allow settlement of his
land.

The government is generally more tolerant of shantytown

development than are private owners; in Kingston the national govern
ment does not recognize squatters rights, but private owners may
forfeit title if they allow the squatters to remain for 12 years.
The transitory stage is the last chance for successful shanty
town removal without political and social upheaval characteristic of
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massive relocation.

The area and population of this stage tempt

wholesale removal of the settlement; nevertheless, the transitory
shantytown forms a foundation for a more enduring settlement.
If urban authorities fail to recognize the transitory shanty
town as a fixed settlement and perceive it as a housing problem,
recognition and public services are withheld.

Where minimal planning

and building controls are instituted in this stage, shantytown
development responds positively to them.

A factor critical to the

continuation of this response is the maintenance of public services
once they are instigated.

Failure to do so brings about a return or

continuation of uncontrolled growth.
By the intermediate stage enclavement of the shantytown is
complete and the settlement becomes an integral part of the urban
area.

Enclavement introduces threats of absorption of the shanty

town by expansion of urban residential and commercial activities.
Redevelopment, piecemeal if located on privately owned land or
wholesale if on a block of public land, frequently reduces the
shantytown's area in this stage.
The fourth stage shantytown achieves full, explicit recognition
by urban authorities.

Universal water service and installation of

secondary public services highlight the shantytown's acceptance as a
permanent settlement and its almost complete incorporation into the
urban area.
In the assimilated stage it is evident that the shantytown has
missed the opportunities for improved living conditions.

Crowding,
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deteriorated housing and public service coverage, and accelerating
crime characterize the fifth stage.
Six indices lend themselves to graphic display (Figures 15-20).
Examination of these figures reveals discontinuities among the
several indices; these breaks together with the trends exhibited by
the indices distinguish the stages of shantytown development.
Of the several categories of land use present in shantytowns,
vacant and residential uses are the most variable through the
stages of development.

The author averaged the numerical proportions

for these two types of land use in each study settlement in a stage
to obtain mean values for that stage;'*' when the values are plotted
and connected, a general trend of vacant and residential land use is
graphically displayed (Figure 15).
Vacant land predominates in initial shantytowns; however, with
the passage of time residential use assumes an increasing proportion
at the expense of the vacant land.

The proportions of the two

categories converge in the transitory stage; thereafter vacant land
is significantly less than residential use.

The rate of change in

these uses slows perceptibly as the settlements approach the fourth
stage.

Little land is available for further expansion of housing and

the proportional changes are muted by this stage.

However, in no

stage does residential use exceed 75 percent or vacant land
completely disappear.

Because divergence between vacant and

^All points in Figures 15-20 are mean values calculated in this
manner.
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residential uses is significant and clearly distinguishable, the
land use index serves as an excellent discriminator of the initial,
intermediate, and permanent stages.
Shelter and employment are two important functions of shanty
towns, hence relative location is critical to the residents and an
important index of shantytown development.

Distance from Victoria

Park and from the built-up periphery are used as an index.

Victoria

Park as the central feature in Kingston’s CBD and an employment
focus is the logical point to designate as city center just as the
built-up periphery marks the effective metropolitan boundary beyond
which competition for residential land sharply decreases.
These two facets of relative location trend towards convergence
through the stages of development (Figure 16). Distance from the
periphery progressively increases with stage development.

Distance

from Victoria Park generally decreases except for a slight reversal
of the trend in the third stage.

The anomaly in distance from

Victoria Park can be explained by the site of two of the three
transitory shantytowns, Bay Farm and Riverton City.

Bay Farm

emerged at government insistence on land nearer to the city center
than the existing settlements of Grants Pen, Whitehall, and Cassava
Piece (See p. 88).

Riverton City developed without government

initiative but on marginal land rejected for tract housing (See
pp. 84-85).

This settlement also is closer to the city center than

any of the study intermediate settlements.
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For relative location, stage breaks are clearest between the
initial and transitory stages, and between the intermediate and
permanent shantytowns.
Tenure security plays a crucial role in shantytown development,
specifically in housing, public services, and commercial activity
patterns.

The author charted the proportions of owners, squatters,

and tenants in seeking stage limits (Figure 17).
Ownership rises slowly through the first three stages of
development before decreasing in the permanent stage.

Predictably

squatter proportions begin at high levels but generally decrease
with stage development.

As a result of the drop in squatting and

the rise in owner-occupation, tenant proportions also register an
increase.

It is the latter category which dominates the later

stages; ownership is not the mode in any stage.
The one initial settlement with owner-occupiers, a number of
tenants, and only a few squatters skews the mean values of all
tenure categories for this stage.

The tenure condition in Happy

Grove deviates markedly from the universal squatting of the two
initial settlements (See p. 63).

The ownership level decreases

between the third and fourth stage reflecting the inertia of title
acquisition in Tower Hill (See pp. 172-73).

Squatter levels in

this stage also deviate from the downward trend because of public
ownership and official tolerance.

Where resident ownership is well

established, as in third stage settlements, squatter proportions sink
to minimal levels (See p. 125).
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Housing conditions vary widely within each stage and from stage
to stage.

Class I and Class III houses are the extremes of the

continuum and, as such, are useful in distinguishing stages.
Between the second and third stages a slow rise in the
proportion of Class I houses and a concurrent drop in the proportion
of Class III houses suggests the residents' attempts to improve
housing and their increased economic well being.

At some point

between the third and fourth stages the proportion of Class I houses
exceeds that of Class III houses but in the later stages neither
Class I or Class III houses constitute the majority.

Again, one

initial shantytown - Happy Grove - skews the proportion of poorer
quality units downward.

Owners and tenants there have built either

Class I or Class II houses, in part because of the security afforded
by ownership and tenant agreements (See p. 63). The presence of
owners and tenants accompanies a decrease in Class III houses such
as that between the transitory and intermediate stages.

Uncertainty

of ownership, however, can actually increase the proportion of Class II
houses which is what occurs between Stages III and IV (See pp. 172-73).
The sharpest breaks in housing quality are between the second
and third stages; the reversal of proportions between the third and
fourth stages is a discernible, if muted, break.
Water and electricity are the public services most needed and
desired by shantytown residents.

Either piped into the house or into

the yard, water improves living conditions for the residents and,
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together with electrical service, signifies growing recognition of
the settlement by urban authorities.
Water and electricity trends through the stages are strikingly
parallel.

The discernible drop in proportions of each in the

fourth stage occurs because population growth has outstripped the
expansion of services and because of the presence in the settlement of
recently arrived squatters.
The transitory stage is easily distinguished from the initial
and the intermediate stages by sharp increases in primary public
service coverage.

The significant decline in service availability

marks the break between intermediate and permanent shantytowns.
Demographic data on shantytown residents were generally not
available for analysis, however, population was calculated and helps
establish generalized stage limits.
Increasing density is the hallmark of development in shanty
towns.

The slow increase in population between Stages I and II

contrasts slightly with the drop between the transitory and
intermediate stages but densities rise sharply to the permanent
stage.

The break in this trend warrants further examination.

The author suggests that the population density of a shantytown
is both a function of the initial settlement's area and the time of
emergence in the city's history.

Size of the settlement is related

to such factors as land ownership, adjacent land use, natural hazards,
and pressure for removal.

Shantytowns that begin on small tracts

display rapid density increases with development.

These shantytowns
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tend to have fewer people but higher densities than settlements in
later stages of development on larger tracts.

The emergence of

shantytowns during periods of rapid urban growth favors faster
density increases than are found in settlements that developed during
periods of slow aeral and demographic growth.
No single index best identifies each stage, rather a combination
of indices serves to distinguish stage limits. Differentiation
between initial and transitory shantytowns is sharpest by using
land use, public services, and population density.

The most abrupt

variations between transitory and intermediate shantytowns are
found among land use, relative location, tenure, housing quality,
and public services.

Stage recognition is easiest between these

two stages as a result of the many discontinuities.

Permanent

shantytowns are best distinguished from intermediate settlements
through the indices of relative location, housing quality, public
services, and population density.
The foregoing succession of stages of shantytown development
has been identified in Kingston, Jamaica.

During his fieldwork the

author identified several additional elements that may be useful for
recognition of shantytown stages in Kingston and elsewhere.

The

demographic structure of shantytowns may show differing family and
life cycles accompanying stage development.

Both regional and

intra-urban migration data from shantytown residents could conceivably
identify different migration sources for the respective stages.

The

varying influences that migration and natural increase play in the
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population growth of the respective stages of shantytowns also
suggest a valuable index for stage recognition.

Since economic

opportunity is one of the shantytown's primary functions, employment
and occupation structure of shantytowns could afford insights into
the stage of development and indirectly to the economic condition of
the settlement.
Eradication of shantytowns fails to remove the "problem" of the
phenomena in developing countries since the settlements spring up
elsewhere in the urban area.

The magnitude of the phenomena will

diminish when, and if, the stimuli producing them are reduced.
Meanwhile, shantytowns continue with or without recognition and
official assistance.
Urban authorities seldom recognize the shantytown's functions
of shelter, stability, and economic opportunity.

Since the national

government holds primary responsibility for providing low income
housing in most developing countries, it is important for it to
realize that shantytowns serve as major housing areas for a
considerable number of low income people.

Almost all housing is

erected by the resident without benefit of government or private
financial assistance.

Resident informants voiced willingness to

satisfy their own housing needs.

Critical to the self-help housing

efforts of the residents, however, is the necessity for recognition
of the shantytown by the government and early provision of public
services and tenure security.
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The Installation of minimal planning and building controls in
early stages of development would avoid the greater costs of
providing services at a later time. Designation of lots and
establishment of a street network and water services carry with
them recognition, thereby giving the residents confidence that the
shantytown will become fully integrated into the city.

These

efforts suggest to the resident that he is justified in expending
money and time to better the living conditions.
The potential for improved living conditions is not uniform
for all stages of shantytown development. With each succeeding
stage the potential decreases since it becomes more costly to undo
the mistakes of the past.

The first and second stages hold the

greatest possibilities for capitalizing on a shantytown’s potential
and molding it to coincide with official plans for the city.

As

the settlement grows in size and population modification of the
living environment becomes more difficult.

By the assimilated stage

the shantytown has lost the possibility for significant advances in
lot ownership, better quality and more spacious housing, and more
efficient coverage of public services.

At this point complete

redevelopment has become the only recourse.
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APPENDIX
QUESTIONS ASKED DURING CONTACT WITH SHANTYTOWN RESIDENTS
The questions below were asked of each resident and were core
questions designed to obtain data on migration, tenure, and housing
conditions. Further questions concerning settlement history were
asked of receptive residents.
A.

Migration
1. How long have you lived at this particular site?
2.

Where did you live prior to coming to this site?

3.

What is the exact location of that place? (Asked if the
previous place of residence was within the Kingston urban
area.)

4. When did you move to Kingston?
5.

In what parish were you born?

6. For what reasons did you move to Kingston? (Listed in
order of importance if more than one given.)
7. Do you have any plans to move from this site within the
next year?
8.

Where would you move in Kingston?

9.

What things do you like best about this area youare
living in?

10.

What things do you like least about this area?

B. Tenure
1.

Do most of the people in the immediate area (line of
sight) own, lease, rent, or squat on the land?

2.

Do yon own, lease, rent, or squat on the land?

230

now
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3. Who owns the land you occupy?

(Not asked of owners.)

4. Does the owner leve in this settlement?
Do you know where he lives?

(If not)

5. What is the difference between a lessee and a renter
in terms of length of tenure, improvements, and living
conditions? (Asked of the first people interviewed in a
settlement until the settlement consensus was determined.)
6. How long can you live here under your present tenure
condition? (Not asked of owners.)
7. Are there any restrictions on you in making improvements
to the house? (Not asked of owners or squatters.)
C.

Improvements
1. What improvements have you made to this house and
property within the past five years?
2. What improvements would you like to make to the house
and property?
3. How long will these improvements take?
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